
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7915-0052-00 
 

Planning Report Date:  September 14, 2015 

 

PROPOSAL: 

• Rezoning from RA to RM-30 
• Development Permit 
• Development Variance Permit 

to permit the development of approximately 73 
townhouse units in Fleetwood. 
 

LOCATION: 16434 - Fraser Hwy 

OWNER: Anthem 16434 Fraser Developments 
Ltd. 

ZONING: RA  

OCP DESIGNATION: Urban 

NCP DESIGNATION: Medium Density Townhouses 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning. 
 
• Approval t0 reduce indoor amenity space. 
 
• Approval to draft Development Permit. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Seeking to reduce the minimum rear (south) and side yard (east and west) setbacks of the 

RM-30 Zone. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with the Medium Density Townhouse designation in the Fleetwood Town Centre 

Plan. 
 
• The proposed density and building form are appropriate for this part of Fleetwood. 
 
• The proposal fulfills the City’s objectives of increasing density and housing choice within the 

vicinity of a proposed, future rapid transit corridor. 
 
• The proposed south (rear) yard setback fronting the proposed 81A Avenue extension (to be 

called Watson Drive), achieves a more urban, pedestrian streetscape in compliance with the 
Fleetwood Town Centre Plan. 

 
• The reduced east and west side yard setbacks are in keeping with what has been approved for 

similar townhouse developments in the Fleetwood Town Centre, and still accommodate 
appropriate yard space and landscaping treatments. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to rezone the subject site from "One-Acre Residential Zone (RA)" 

(By-law No. 12000) to "Multiple Residential 30 Zone (RM-30)" (By-law No. 12000) and a 
date be set for Public Hearing. 

 
2. Council approve the applicant's request to reduce the amount of required indoor amenity 

space from 219 square metres (2,336 square feet) to 64 square metres (693 square feet). 
 
3. Council authorize staff to draft Development Permit No. 7915-0052-00 generally in 

accordance with the attached drawings (Appendix II). 
 
4. Council approve Development Variance Permit No. 7915-0052-00 (Appendix VII) varying 

the following, to proceed to Public Notification: 
 

(a) to reduce the minimum south rear yard setback of the RM-30 Zone from 
7.5 metres (25 ft.) to 4.0 metres (13 ft.) to the building face and 3.4 metres (11 ft.) to 
the roof overhangs; 

 
(b) to reduce the minimum west side yard setback of the RM-30 Zone from 7.5 metres 

(25 ft.) to 3.4 metres (11 ft.) to the building face and 2.8 metres (9.0 ft.) to the roof 
overhangs of the townhouse buildings and 3.0 metres (10 ft.) to the building face 
and 2.5 metres (8.0 ft.) to the roof overhangs of the indoor amenity building; and 

 
(c) to reduce the minimum east side yard setback of the RM-30 Zone from 7.5 metres 

(25 ft.) to 5.2 metres (17.0 ft.) to the building face and 4.5 metres (15 ft.) to the roof 
overhangs. 

 
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 finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(c) submission of a landscaping plan and landscaping cost estimate to the 

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

Development Department; 
 

(e) submission of an acoustical report for the units adjacent to Fraser Highway and 
registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures; 
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(f) 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 

 
(g) the applicant adequately address the impact of reduced indoor amenity space. 
 
 

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

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

School District: Projected number of students from this development: 
 
18 Elementary students at William Watson Elementary School 
9 Secondary students at Fleetwood Park Secondary School 
 
(Appendix IV) 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by Spring of 
2017. 
 

Parks, Recreation & 
Culture: 
 

No concerns. 
 

Surrey Fire Department: No concerns. 
 

 
SITE CHARACTERISTICS 
 
Existing Land Use: Vacant, 1.5-hectare (3.8-acre) lot. 
 
Adjacent Area: 
 

Direction Existing Use NCP Designation Existing Zone 
 

North (Across Fraser Highway): 
 

Two EE’s Market 
and City-owned 
park. 

Parks & Linear 
Corridors 

RA 

East: 
 

Single family 
dwelling. 

Medium Density 
Townhouses 

RA 

South (across future Watson 
Drive): 
 

Single family 
dwellings. 

Single Family Urban RF 

West: 
 

Single family 
dwellings. 

Medium Density 
Townhouses 

RA 
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DEVELOPMENT CONSIDERATIONS 
 
Background 
 
• The 1.5-hectare (3.8-acre) subject property is located at 16434 - Fraser Highway in Fleetwood, 

and is currently vacant.  
  

• The property is designated "Urban" in the Official Community Plan (OCP), "Medium Density 
Townhouses / Buffer Within Private Land" in the Fleetwood Town Centre Plan (TCP), and is 
zoned "One-Acre Residential Zone (RA)". 

 
• The subject site is located along the south side of Fraser Highway, where most of the 

properties fronting Fraser Highway between 164 Street and 168 Street are designated Medium 
Density Townhouses in the Fleetwood TCP.   
 

• A 52-unit townhouse development, located east of the subject property at 16588 - Fraser 
Highway, was approved by Council under Development Application No. 7903-0440-00 on 
May 30, 2005 and is the only townhouse development approved and constructed on the south 
side of Fraser Highway between 164 Street and 168 Street. 

 
• A 36-unit townhouse project is proposed further east at 16626 and 16604 - Fraser Highway 

under Development Application No. 7911-0143-00, and is currently sitting at Third Reading. 
 

• Two additional sites in this area are under development application.  File Nos. 7914-0160-00 
(16664 - Fraser Highway) and 7915-0094-00 (16518 and 16530 - Fraser Highway) are under 
initial review, and currently propose 36 and 58 townhouse units, respectively (see 
Appendix VI). 

 
Current Proposal 
 
• The applicant is proposing to rezone the subject site from "One-Acre Residential Zone (RA)" 

to "Multiple Residential 30 Zone (RM-30)" in order to allow the development of seventy-three 
(73) townhouse units. 
 

• The applicant also proposes a Development Variance Permit (DVP) to reduce the minimum 
building setbacks along the south, west and east lot lines (see By-law Variance section). 

 
• The net density for the proposed 73-unit townhouse development is 59 units per hectare 

(24 units per acre) with a floor area ratio (FAR) of 0.79, which are below the maximum density 
of 75 units per hectare (30 units per acre) and the maximum FAR of 0.90 permitted in the 
RM-30 Zone.  The proposed density is also consistent with the "Medium Density Townhouses" 
designation in the Fleetwood Town Centre Plan 

 
Road Requirements 

 
• The applicant will dedicate approximately 3.0 metres (10 ft.) tapering to 2.3 metres (7.4 ft.) 

(from west to east) along the north lot line to facilitate the future widening of Fraser Highway, 
which will be an ultimate width of 42.0 metres (138 ft.). 
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• The applicant will also dedicate 20 metres (66 ft.) along the south lot line for the construction 

of a new road, Watson Drive, which will ultimately connect to Fraser Highway at 166 Street. 
 

• City By-law No. 1500, which was amended by Council on July 13, 2015 under Corporate Report 
No. R106, authorizes staff to number properties and streets, as well as name streets that vary 
from the grid.  Watson Drive was chosen for heritage purposes, as Mr. Watson was an early 
pioneer in the Fleetwood area. 

 
• Watson Drive will connect to 164 Street to the west via the unopened 10-metre (33-ft.) wide 

road allowance (located immediately south of the property at 8134 - 164 Street), which will be 
constructed as part of the subject development application, to provide vehicle access to the 
subject site. 

 
• The interim connection of Watson Drive to 164 Street as a half road (10 metres / 33 ft.) is not 

ideal given the limited road allowance.  The north half of the road (located on 
8134 - 164 Street) would typically be dedicated and secured via redevelopment of the single 
family lots along 164 Street; however, this may be a long-term scenario.   

 
• An increase in the amount of traffic in the area will result from the densification of the lands 

south of Fraser Highway between 164 Street and 166 Street, and as such, the Engineering 
Department has determined that the lands directly benefitting from the full 20-metre (66-ft.) 
wide road connection of Watson Drive to 164 Street must contribute to the acquisition of 
8134 - 164 Street.  The acquisition cost for the necessary land to achieve the 20-metre (66-ft.) 
wide road, as well as the total road construction cost will be shared by the owners of the 
lots/developments fronting the new Watson Drive between 164 Street and 166 Street and will 
be secured as part of the associated servicing agreements. 

 
Fleetwood Town Centre Plan 
 
• On February 24, 2014, Council authorized staff to review and update the City's Town Centre 

Plans, including the Fleetwood Town Centre Plan (as per Corporate Report No. R035; 2014).  
The Fleetwood Town Centre Plan is being updated to reflect changes and new conditions that 
have made the plan outdated, including the future expansion of light rail transit (LRT) along 
Fraser Highway from City Centre to Langley.   
 

• Redevelopment of the area adjacent to the subject site, south of Fraser Highway and north of 
80 Avenue between 164 Street and 168 Street, has proven to be a particular challenge given the 
servicing constraints and the difficulty of land assembly.  In order to advance the 
redevelopment of this area ahead of the Fleetwood Town Centre Plan (TCP) Update, Council 
approved an amendment to this section of the Fleetwood TCP with respect to the road 
alignment of Watson Drive, 166 Street and the introduction of 166B Street (see Appendix 
VIII).  Council approval of the TCP amendment was granted on July 27, 2015, after a public 
consultation process that included a public open house held on June 16, 2015.   
 

• The subject development application is unaffected by the amendment to the road alignment 
of Watson Drive, but vehicle and pedestrian circulation for residents living on the subject site 
will benefit in the future when Watson Drive and 166 Street are constructed and connected to 
Fraser Highway. 
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PRE-NOTIFICATION AND PUBLIC INFORMATION MEETING 
 
Pre-notification letters were sent on April 20, 2015, and as a result, staff received three (3) 
telephone calls and two (2) e-mails.  The area residents expressed the following concerns (with 
staff comments in italics): 
 
• The proposed townhouse development will result in a loss of trees and there may be streams 

located on the subject property as well. 
 
(The large majority of the on-site trees are alders and cottonwoods.  The consultant’s 
arborist determined that nine (9) 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 the health of the trees.  A total of 181 replacement 
trees will be planted, which exceeds the City requirement of a 1 to 1 replacement ratio for 
Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other trees. 
 
An environmental assessment report was submitted by Jim Armstrong, a registered 
professional biologist for Keystone Environmental Ltd., confirming that no watercourses are 
located on the subject site.  The City’s Environment Section of the Engineering Department 
supports the findings of the report.) 
 

• The proposed three-storey townhouse units will tower over the existing single family 
dwellings to the south and be out of context with the neighbourhood. 

 
(The proposed townhouses on the subject site are consistent with the Medium Density 
Townhouse designation in the Fleetwood Town Centre Plan and the RM-30 Zone in the 
Zoning By-law, which allows three-storey townhouse buildings to a maximum permitted 
height of 13 metres / 43 ft.  The proposal is also consistent with the building height of the 
existing 52-unit townhouse development located east of the subject property at 
16588 - Fraser Highway, which is also designated Medium Density Townhouse and zoned 
RM-30.)   
 
The new 20-metre (66-ft.) wide Watson Drive, which will be constructed along the south lot 
line and building setbacks, will provide additional separation between the proposed 
townhouse buildings on the subject site and the existing single family dwellings to the 
south.) 
 

• The proposed outdoor amenity space is located at the northwest corner of the subject site and 
may create added noise and disturbance to existing residents of the single family dwellings 
directly to the west.  

 
(Nine (9) mature trees on the northwest corner of the subject site will be retained and 
provide a buffer between the proposed outdoor amenity and the existing single family lots to 
the west.  The noise generated from the future residents utilizing the outdoor amenity space 
is not expected to negatively impact the existing residents in the area, and is not expected to 
be louder than the noise currently generated by vehicle traffic travelling along Fraser 
Highway.)  
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• The new road (Watson Drive) will connect to the existing dead-end street at 164A Street, and 

result in increased vehicle traffic through the existing single family neighbourhood. 
 
(No vehicle connection is proposed between Watson Drive and 164A Street.  In accordance 
with the Fleetwood Town Centre Plan, 164A Street will remain as a dead-end street with only 
pedestrian access to Watson Drive at the north end of 164A Street.) 

 
Public Information Meeting 
 
• The applicant held a Public Information Meeting (PIM) on Tuesday, July 14, 2015 at Comfort 

Inn & Suites in Fleetwood.  The PIM was held to present to the residents in the 
neighbourhood, the subject proposal and the owner’s other townhouse proposal to the east 
(Development Application No. 7915-0094-00).  Development Application No. 7915-0094-00 is 
still under review and will be forwarded to Council for consideration in the near future. 
 

• Approximately 22 individuals attended the PIM, and a total of seven (7) comment sheets were 
submitted by residents of the Fleetwood area.  A staff representative from the Area Planning 
Division was in attendance at the PIM. 
 

• No comment sheets were received in opposition to the subject proposal.  The only concern 
expressed by two (2) area residents pertained to the amendment to the road alignment in this 
section of the Fleetwood Town Centre Plan.  They expressed the need for road calming 
measures, south of the subject site, along 80 Avenue between 164 Street and 168 Street. 

 
• Most of the attendees at the PIM were generally in support of the subject proposal, and 

expressed the following comments: 
 
o The building design and materials are good; 
o The project includes all side-by-side double garage units, which are preferred over 

tandem garage units; and 
o The project will enhance the neighbourhood. 

 
 
DESIGN PROPOSAL AND REVIEW 
 
• The proposed 73-unit townhouse project consists of thirteen (13) three-storey buildings with 

garages accessed internally at grade.   
 

• All proposed townhouses consist of double car, side-by-side garages.  No tandem garage units 
are proposed.   

 
• The proposed building materials include wood shake siding painted grey and horizontal vinyl 

siding painted light grey.  The proposed board and batten and wood trims are painted white 
and grey. 

 
• The proposed unit doors are painted red with entry canopies painted white.  Most units, 

including all units fronting Watson Drive, will have black aluminum planter boxes.   
 

• Each proposed townhouse unit includes a second-floor deck with black aluminum guard rails. 
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• The applicant proposes grey asphalt shingle roofs with extended canopy overhangs and hip 

roofs to provide improved building articulation.   
 

• The proposal will include five (4) electrical rooms adjacent to the Buildings 2, 5, 8, 11, and 12.  
Two (2) pad-mounted transformer boxes are also proposed – adjacent to Buildings 9 and 13.  
These structures will be screened by landscaping. 
 

• A community mail kiosk is proposed near the north end of the subject site between Buildings 
11 and 12, and adjacent to several visitor parking spaces. 

 
Vehicle Access and Parking 
 
• Vehicle access to the subject site is via Watson Drive.  No direct vehicle access is permitted to 

Fraser Highway. 
 

• The proposed townhouse development includes a total of 161 parking spaces, consisting of 146 
resident parking spaces in double car, side-by-side garages, as well as 15 visitor parking spaces, 
which complies with the parking requirements of the Surrey Zoning By-law.  All visitor 
parking spaces will be constructed of decorative pavers. 
 

• Three (3) of the 15 visitor parking spaces are designated for small cars, which complies with 
the maximum reduction of 25% of the required exterior parking spaces in the Zoning By-law. 

 
Amenity Space 
 
• The RM-30 Zone requires that 219 square metres (2,336 sq. ft.) of indoor amenity space and 

219 square metres (2,336 sq. ft.) of outdoor amenity space be provided (3.0 sq.m. / 32 sq.ft. of 
each amenity per dwelling unit) for the proposed 73-unit townhouse project. 
 

• The applicant proposes 225 square metres (2,416 sq.ft.) of outdoor amenity space, which 
exceeds the minimum 219 square metres (2,336 sq. ft.) required under the RM-30 Zone.  The 
proposed outdoor amenity space is located at the north-west corner of the subject property 
adjacent to ten (10) mature trees, which will provide shade and privacy.   

 
• The outdoor amenity space includes an open grassed area with benches and decorative 

boulders, and a separate play area with playground equipment and balance logs for children. 
 

• A paver stone patio with picnic tables is also proposed between the open grassed area and the 
proposed indoor amenity building. 

 
• The applicant proposes a single-storey indoor amenity building approximately 64 square 

metres (693 sq.ft.) in size, directly south of the patio area.  The proposed indoor amenity 
building will include space for a sitting area, a dining area, a storage room and a restroom.  

 
• The proposed 64-square metre (693-sq.ft.) indoor amenity building does not meet the 

minimum 219 square metres (2,336 sq. ft.) of indoor amenity space required under the RM-30 
Zone.  The applicant will provide a monetary contribution of $25,600 (based on $1,200 per unit 
of the indoor amenity space required) in accordance with City policy to address this shortfall.   
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• The applicant has provided the following reasons for the reduction in the indoor amenity 

building: 
 
o The subject site is within close proximity to the Surrey Sports and Leisure Complex, 

which offers quality services and amenity space; and 
 

o The 64-square metre (693-sq.ft.) proposed indoor amenity building will provide a 
functional gathering space for the future residents of the townhouse units. 

 
 

TREES 
 
• Max Rathburn, ISA Certified Arborist of Diamond Head Consulting Ltd. 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 100 100 0 
Cottonwood  41 41 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Bitter Cherry 4 4 0 
Pear 1 1 0 

Coniferous Trees 
Douglas Fir 12 3 9 

Western Red Cedar 1 1 0 

Total (excluding Alder and 
Cottonwood Trees)  18 9 9 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 181 

Total Retained and Replacement 
Trees 190 

Contribution to the Green City Fund  No contribution required 

 
• The Arborist Assessment states that there are a total of 18 mature trees on the site, excluding 

Alder and Cottonwood trees.  There are 141 existing Alder and Cottonwood trees that 
represent approximately 89% of the total trees on the subject site.   It was determined that 
nine (9) 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.  
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• 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 159 replacement trees on the site.  The applicant is proposing 
181 replacement trees, which exceeds the City requirement. 

 
• In summary, a total of 190 trees are proposed to be retained or replaced on the site.  No 

contribution is required to the Green City Fund. 
 
Landscaping 
 
• The landscape plan shows a total of 181 trees to be planted throughout the subject site 

including red maple, dogwood, cypress, spruce, cherry and oak.  
 

• A significant number of shrubs and ground cover species are proposed throughout the subject 
site as well, including boxwood, honeysuckle, bamboo, ferns, rhododendrens, yew, 
huckleberry and holly. 
 

• The applicant proposes a 4.5-metre (15-ft.) wide landscape buffer adjacent to the front yards of 
the townhouse units in Building 13 near the north property line along Fraser Highway, in 
accordance with the Fleetwood Town Centre Plan (TCP).  Trees proposed in the landscape 
buffer include spruce and magnolias. 
 

• A 2.5-metre (8.0-ft.) wide right-of-way for a multi-use path, also in accordance with the 
Fleetwood TCP, will be registered on the subject site adjacent to the north property line along 
Fraser Highway, directly north of the landscape buffer. 

 
• A 1.8-metre (6-ft.) high cedar fence (painted grey to match the building) will be installed 

along the north, east and west lot lines.  The fence will be installed directly south of the 
landscape buffer along the north lot line, separating the front yards of the proposed 
townhouse units in Building 13 and the landscape buffer. 

 
• Decorative cedar trellises and fence gates are proposed at the north and south ends of the 

internal walkway located along the east property line, which provides a private pedestrian 
connection between Fraser Highway and Watson Drive for the future townhouse residents. 

 
• A 1.0-metre (3-ft.) high wood fence (also painted grey) will be installed along the south lot line 

fronting Watson Drive in order to separate the public and private spaces, but maintain an 
urban, pedestrian-friendly, streetscape. 
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SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
January 30, 2015.  The table below summarizes the applicable development features of the proposal 
based on the seven (7) criteria listed in the Surrey Sustainable Development Checklist.   
 

Sustainability 
Criteria  

Sustainable Development Features Summary 

1.  Site Context & 
Location  

(A1-A2) 

• The site is located within the Fleetwood Town Centre Plan area, and 
the project is consistent with the TCP.   
 

2.  Density & Diversity  
(B1-B7) • The proposed development will increase the density in the area and 

promote a more urban, pedestrian-friendly streetscape. 
• The project will diversify the housing stock and provide additional 

options for future home buyers in this area. 
• Increased densities in the area may advance the expansion of transit 

options and create a more pedestrian and transit-friendly 
neighbourhood. 

3.  Ecology & 
Stewardship  

(C1-C4) 

• The proposed development includes absorbent soils and gravel/river 
rock drainage strips. 
 

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

• Frequent transit service runs along both Fraser Highway, and transit 
stops are located within walking distance from the subject site. 

• A multi-use path runs along the south side of Fraser Highway and 
provides access for pedestrians and cyclists. 

5.  Accessibility & 
Safety  

(E1-E3) 

• The proposed building incorporates CPTED principles including: 
well-lit entries/exits, passive surveillance on the street, and good 
pedestrian linkages and lighting. 

6.  Green Certification  
(F1) • No green rating or certification is proposed.  

 
7.  Education & 

Awareness  
(G1-G4) 

• N/A 

 
 
BY-LAW VARIANCES AND JUSTIFICATION 
 
(a) Requested Variances: 
 

• To reduce the minimum south rear yard setback of the RM-30 Zone from 7.5 metres 
(25 ft.) to 4.0 metres (13 ft.) to the building face and 3.4 metres (11 ft.) to the roof 
overhangs; 
 

• To reduce the minimum west side yard setback of the RM-30 Zone from 7.5 metres 
(25 ft.) to 3.4 metres (11 ft.) to the building face and 2.8 metres (9.0 ft.) to the roof 
overhangs of the townhouse buildings and 3.0 metres (10 ft.) to the building face and 
2.5 metres (8.0 ft.) to the roof overhangs of the indoor amenity building; and 
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• To reduce the minimum east side yard setback of the RM-30 Zone from 7.5 metres 
(25 ft.) to 5.2 metres (17.0 ft.) to the building face and 4.5 metres (15 ft.) to the roof 
overhangs. 

 
Applicant's Reasons: 

 
• The proposed setbacks along Watson Drive create an urban pedestrian streetscape and 

will enhance natural surveillance over public and private spaces. 
 

• The roof overhangs form an integral part of the overall design and articulation of the 
buildings. 

 
Staff Comments: 

 
• The RM-30 Zone requires that buildings and structures be sited a minimum of 

7.5 metres (25 ft.) from all property lines.  A comparison of the proposed setbacks to 
what is permitted in the RM-30 Zone is shown in the table below: 

 
 Minimum Required 

Setbacks (RM-30 
Zone) 

Proposed Setbacks 
(DVP required) 

Rear yard 
(south) 

7.5 m (25 ft.) 4.0 metres (13 ft.) to the building face 
and 3.4 metres (11 ft.) to the roof 
overhangs 

Side yard (west) 7.5 m (25 ft.) 3.4 metres (11 ft.) to the building face 
and 2.8 metres (9.0 ft.) to the roof 
overhangs of the townhouse buildings 
and 3.0 metres (10 ft.) to the building 
face and 2.5 metres (8.0 ft.) to the roof 
overhangs of the indoor amenity 
building 

Side yard (east) 7.5 m (25 ft.) 5.2 metres (17.0 ft.) to the building face 
and 4.5 metres (15 ft.) to the roof 
overhangs 

 
• The reduced setbacks along the south property line for the front yards of the proposed 

townhouse units will create an appropriate urban, pedestrian-friendly streetscape 
along Watson Drive. 

 
• The proposed west side yard setback is a side yard condition to proposed Buildings 1, 

3, 4, 6, 7, 9, 10 and 12, but will still provide adequate space to retain a number of 
mature trees that straddle the west lot line and for the planting of additional 
landscaping including dogwood and cypress trees. 

 
• Despite a reduced setback along the east property line, the applicant proposes 

adequate back yard space for the adjacent townhouse units in Buildings 2, 5, 8 and 11, 
as well as an internal walkway that runs the length of the east lot line connecting 
Fraser Highway with Watson Drive. 
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• The reduced setbacks along the south, west and east lot line are in keeping with what 
has been approved for the existing townhouse development to the east (16588 Fraser 
Highway), and for similar townhouse developments in the Fleetwood Town Centre. 

 
• Staff support the requested variances. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Project Data Sheets 
Appendix II. Site Plan, Building Elevations, Landscape Plans 
Appendix III. Engineering Summary 
Appendix IV. School District Comments 
Appendix V. Summary of Tree Survey and Tree Preservation 
Appendix VI. In-Process Development Applications 
Appendix VII. Development Variance Permit No. 7915-0052-00 
Appendix VIII. Portion of Fleetwood Town Centre Plan 
 

original signed by Judith Robertson 
 
 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
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APPENDIX I 
 

Information for City Clerk 
 
Legal Description and Owners of all lots that form part of the application: 
 
1.  (a) Agent: Name: Brent Carlson 

  
Address: #300, 500 - Burrard Street 
 Vancouver, BC  V6C 2B5 
     
Tel:  (604) 235-3167  
   

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 16434 - Fraser Highway 
 

 
(b) Civic Address: 16434 - Fraser Highway 
 Owner: Anthem 16434 Fraser Developments Ltd. Inc. NO. BC1006244 
 PID: 010-899-685 
 Parcel A (Explanatory Plan 7478) Lot 15 Except: Firstly; Part Dedicated Road On Plan 

LMP32023 Secondly; Part Dedicated Road On Plan BCP12293 Section 25 Township 2 New 
Westminster District Plan 3448 

 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to rezone the property. 
 

(b) Proceed with Public Notification for Development Variance Permit No. 7915-0052-00 and 
bring the Development Variance Permit forward for an indication of support by Council.  
If supported, the Development Variance Permit will be brought forward for issuance and 
execution by the Mayor and City Clerk in conjunction with the final adoption of the 
associated Rezoning By-law. 
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DEVELOPMENT DATA SHEET 
 

 Proposed Zoning:  RM-30 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA     
 Gross Total  13,902 sq.m. 
  Road Widening area  1,626 sq.m. 
 Net Total  12,276 sq.m. 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 45% 32.5% 
 Paved & Hard Surfaced Areas  19.5% 
 Total Site Coverage  52% 
   
SETBACKS   
 Front (north) 7.5 metres 11.0 metres 
 Rear (south) 7.5 metres 4.0 metres (13 ft.) to the building 

face and 3.4 metres (11 ft.) to the 
roof overhangs* 

 Side #1 (west) 7.5 metres 3.4 metres (11 ft.) to the building 
face and 2.8 metres (9.0 ft.) to 
the roof overhangs of the 
townhouse buildings and 
3.0 metres (10 ft.) to the building 
face and 2.5 metres (8.0 ft.) to 
the roof overhangs of the indoor 
amenity building* 

 Side #2 (east) 7.5 metres 5.2 metres (17.0 ft.) to the 
building face and 4.5 metres 
(15 ft.) to the roof overhangs* 

   
BUILDING HEIGHT   
 Principal 11 metres 10.2 metres 
 Accessory 4.5 metres N/A 

Indoor Amenity Building  11 metres 5.0 metres 
   
NUMBER OF RESIDENTIAL UNITS   
 One Bed  N/A 
 Two Bedroom  6 
 Three Bedroom +  67 
 Total  73 
   
FLOOR AREA:  Residential 11,049 sq.m. 9,673 sq.m. 
   
FLOOR AREA: Commercial  N/A 
   
FLOOR AREA:  Industrial  N/A 
   
TOTAL BUILDING FLOOR AREA 11,049 sq.m. 9,673 sq.m. 
 

* Seeking variance 
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Development Data Sheet cont'd 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross)   
 # of units/ha /# units/acre (net) 75 uph / 30 upa 59 uph / 24 upa 
 FAR (net) 0.90 0.79 
   
AMENITY SPACE (area in square metres)   
 Indoor 219 sq.m. 64 sq.m. 
 Outdoor 219 sq.m. 225 sq.m. 
   
PARKING (number of stalls)   
 Commercial  N/A 
 Industrial   N/A 
   
 Residential Bachelor + 1 Bedroom   
   2-Bed 12 12 
   3-Beds+ 134 134 
 Residential Visitors 15 15 
   
 Institutional  N/A 
   
 Total Number of Parking Spaces 161 161 
   
 Number of disabled stalls  N/A 
 Number of small cars  4 3 
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
 N/A 

 Size of Tandem Parking Spaces 
width/length 

 N/A 

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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THE PROPOSAL 

ELEVATIONS 
Fleetwood West 

Fleetwood West Elevations 

Fleetwood East 

Typical Build ing Elevation for Fleetwood East 

Both Fleetwood West and East include 
3-storey town homes and single-storey 
amenity buildings. 

Images and p lans are for informational 
purposes only and are subject to ohange. 

L 
I _ 
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THE PROPOSAL 

RENDERINGS 
FLEETWOOD WEST 

Our goal is to design buildings that 
will contribute to the character of the 
Fleetwood community. 

purposes only and are subject to change. 
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THE PROPOSAL 

RENDERINGS 
FLEETWOOD EAST 

Our goal is to design buildings that 
will contribute to the character of the 
Fleetwood community. 

purposes only and are subject to change. 

L 
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MATERIALS KEY 
DETAIL KEY MATERIAL 

SUlfACING 

~ D Bark Mulch at Tree 
Relerllon zone 

~ Ill Slondord Pavers In Running 
Bond at Vlsllor Paotdng Stalls " AQ/IITAibu:nS«ninct' 

18 Acl!tAib\m 'AIJU'm Blaze' 

~ D CIP Concoale 
8JIO()m firi$hedpothW(1)'$ lQOn"'"n lhiCt. 
Scrwc:vtosperJ)k:w'l. 

11 O!ln'uJ'EddietJ\\tlle Wonder" 

" O:lrru;kou•'SIIIcmr 

~ 
Step Slone Pavers n 1'1antng 

DODD 

8 O.~rfen:IOf'IW'I&I:t 

11 "VO"Oiilai:bddl 

10 Pt. p.ngcn; 'Gtad 

~ Lid Sad Lawn 
on grade 

Aurusergerm'AJn<tlo' . P!Urut 'Aeco8de' 

~ - Grav~/River Rock 
Drainage strip 

10 Ouclra.J•pll~ 

13 ~-pseu:t~camella 

WAUS ~FENCING 

@ 
Typical Yard Fenclng 
Wood 
• Refer to toodscq?e detdls .. 1156 Aa&atllno\\tlle' 

IJ. ... AJIJ~atllnofllrtl.' 

@ 6' -O"ht Wood P~vacy Fencing 
• • • •36"ht•Refer to Landscape detdls 

.. 31115 a.. mefQ~• wtt .. Gom' 
c. .. Cemel1a68WI~ $e~(lf'Ft~B' 
0 181 010~&yt,lernt!i8 'AztlecPeefr 

@ r\ Gale and Fence 
•36"ht fenchg and ootes at Ullt po1tos .. ; ~· 

... .. Hi!rt'lern&ISJ(htermecfa 
HQ 57 ~a4'&1dtdla'Snow~ 
lP 812 LoriccnPIOitA 
ll " LalccllhotlorflnM 

@ c::::::D Masonry Relonlng Wall 
•Refer to Neh. 
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""' ., Pol)llllctu:n m.nlum 
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$1 ,.., SHrrmlaiiSIPC'II» ... 41 S)rnj:h)~C81)08 elbut 
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WeeplrQNOCICJQI; ¢tve&S 3'nht 8&8 
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flfth:l~rty 8cmeol. .... 
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Az«eeHnoWtt:e 12pot.18'0.C. 
Hhol'lr*Al'lll•a npot.18'o.o. 
WretrGamBcrcwood npot.1'o.o. 
SecaJQfll«aW\tle(lfL. flrfii:Cemema 13P«.35'o.c. 
... ¢:ent.tlef(()erge 13P«,24" 0.C. 
WeefflU&I 13p«,30'o.c. 
snow~enoeldeet~ee 13p«,30'o.c. 
MrotHcln~o npot.2'o.o. ,_ 

.,pot.2'o.o. 
~Giepetbly 13P«,24"0.C. 
C~eepi~O'eQM Olape 11p«,14"0.C. 
ti~)'Bernboo 13P«.2'o.c. 
F~t~•"-Ptdria .,pot.2'o.o. 
....,A m npot.18'o.o. 
laiJ'eiHQe 13P«,24" 0.C. 
YtiO.IM'IceaflhOdodencton 13P«,24" 0.C. 
~terfber~RhOdoelel'lcton 13P«.2'o.c. 
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lHntlobuy .,pot.38"o.o. 
0 wnrt&.voot801 npot.18'o.o. 
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GRADING KEY 
SYM 

IG rt~ltt1e4Grocle .. lopefWol .. lopefCUIIb 

!1tt' .... 

__ ... 
~ S**..,fll t'IIM5ofl 

..... ,~ stJpel"'" 
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NOTES 
1. All work shal meet or exceed the requirements as 
ouUined in the current Edition of the B.C. 

Landscape Standard. 
2. Plant sizes and related container c lasses are specified 

aocording to the B.C. Landscape Standard current 
Edition. For container c lasses #3 and smaller, plant sizes 
shall be as shown in the plant list and the Standard; for 
all other plants, both plant size and container c lass shall 
be as shown in the plant list Specifically, when the plant 
list call for #5 c lass containers, these shall be as defined 
in the BCNTA (ANSI) Standard. 

3. All trees to be staked in aocordance with BCNTA 
Standards. 

4. ALL STREET TREES Install 8' x 24" Deep Root 
Barner centred on each tree between tree pit and 
sidewalk (ON BOTH SIDES: CURB AND SIDEWALK). 

5. For all exrsting on sile services and survey symbols refer 
to survey drawings. 

6. All landscaping and treatment of the open portions of the 
site shall be completed in accordance with the approved 
drawings within six (6) months of the date of issuance of 
any required ocrupancy permit, or any use or occupancy 
of the proposed development not requiring an 
occupancy permit, and thereafter permanenUy 
maintained 1n good conditions . 

7. All 'Soft Landscape Areas' are to be irrigated t:> IIABC 
Standards with a high~fficiency irrigation system 

8. All Patios shall be equipped w1th hose bibs. 
9. All irrigation valve boxes equipped with quick-couplers. 

DRAWING LIST 

LO.O COVER SHEET 

Ll.l MATERIALS/GRADING PLAN: NORTH 
L1.2 MATERIALS/GRADING PLAN: NORTH-CENTRE 
L1.3 MATERIALS/GRADING PLAN: SOUTH-CENTRE 
L1.4 MATERIALS/GRADING PLAN: SOUTH 
Ll .S PLANTING PLAN: NORTH 
LU PLANTING PLAN: NORTH-CENTRE 
L1.7 PLANTING PLAN: SOUTH-CENTRE 
L1.8 PLANTING PLAN: SOUTH 

L2.1 LANDSCAPE SECTIONS 
L2.2 LANDSCAPE DETAILS 
L2.3 LANDSCAPE DETAILS 
L2.4 LANDSCAPE DETAILS 
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Appendix Ill 

ltSG'RREY INTER-OFFICE MEMO 
~ the future lives here. 

TO: Manager, Area Planning & Development 
- North Surrey Division 
Planning and Development Department 

FROM: Development Services Manager, Engineering Department 

DATE: September 9, 2015 PROJECT FILE: 7815-0052-00 

(supercedes Jul. 20/15) 

RE: Engineering Requirements 
Location: 16434 - Fraser Highway 

REZONE 
Property and Right-of Way Requirements 

• Dedicate 2.247 m to 3.016 m along Fraser Highway; 
• Dedicate 2o.ooo m for 81A Avenue; 
• Provide 2.500 m on-site SROW for Multi-Use-Pathway (MUP) along Fraser Highway; and 
• Provide o.soo m wide on-site SROW along 8IA Avenue. 

Works and Services 
• Construct 8IA Avenue up to 164 Street to Through Local standard (final cross-section and 

alignment to be defined through detailed design pending securing alignment west of the 
development and finalizing cost sharing mechanism); 

• Construct sanitary sewer main, storm sewer main and water main on 8IA Avenue to 
service the site; 

• Provide cash-in-lieu for Multi-Use-Pathway along Fraser Highway and for ultimate road 
works on 8IA Avenue where interim works may be necessary; 

• Provide cost sharing contribution associated with full road connection to 164 Street at 
approximately 8IA Avenue; and 

• Register restrictive covenants for on-site detention and water quality/sediment control. 

A Servicing Agreement is required prior to rezoning. 

DEVELOPMENT PERMIT /DEVELOPMENT VARIANCE PERMIT 

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

Remi Dube, P.Eng. 
Development Services Manager 

HB 

NOTE: Detailed Land Development Engineering Review available on file 



~/ 
# Surrey Schools 

LEADERSHIP IN LEARNING 

Tuesday, June 16, 2015 
Planning 

THE IMPACT ON SCHOOLS 
APPLICATION#: 

SUMMARY 

15 0052 00 

The proposed 73 townhouse units 
are estimated to have the following impact 

on the following schools: 

Projected # of s tude.nts fo r this development: 

Elementary Students: 
Secondary Students: 

September 2014 EnrolmenVSchool capacity 

William Watson Elementary 
Enrolment (K/1 -7): 33K+323 
capacity (K/1 -7) 40K+325 

Fleetwood Park Secondary 
Enrolment (8-12): 
Nominal capacity (8-12): 
Functional Capacity'(8-1 2); 

18 
9 

1321 
1200 
1296 

Appendix IV 

S chool Enrolment Proj ectio ns and Planning Update : 

The following tables illustrate the enrolment projections (with current/approved ministry 
capacity) for the elementary and secondary schools serving the proposed development. 

There are no new capital projects proposed at William Watson Elementary or Fleetwood Park Secondary. 
Fleetwood Park Secondary is slightly over capacity and uses 3 portables to help accommodate the 
additional enrolment. 

William Watson Elementarv 
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~~~0 0 o-~ 

360 
./, ~-.__ I 350 
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I "' 340 
'• I 

330 
---~ 

320 

310 

300 
2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 

Fleetwood Park Secondary 

1450 

1400 +------------------------------------------&~--~ • .-~ ... 
1350 +---~"~~--------------------------~~----------~ 

1300 

1250 +-------------------------------------------------~ 

12oo t-;>--~>---~--~>---~--~j.--~--~o---~----o-~ 

1150 ~-------------------------------------------------~ 

1100 +---~----~--~----~--~----~--~----~--~~--~ 

2010 201 1 2012 2013 2014 2015 2016 2017 2018 2019 

I 
---EMliMII'I _.,._ 

*Functional Capacity at secondary schools is based on space utilization estimate of 27 students per 
instructional space. The number of instructional spaces is estimated by dividing nominal facility 
capacity (Ministry capacity) by 25. 
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TREE PRESERVATION SUMMARY 

Project Location: 

Registered Arborist: 

16434 Fraser Highway Surrey, BC 

Max Rathburn 
ISA Certified Arborist {PN0599A) 
ISA Certified Tree Risk Assessor (159) 

. .. 

Protected Trees Identified 
(on-site and shared trees, including trees within bou levards and proposed 
streets and lanes, but excluding trees in proposed open space or riparian 
areas) 

Protected Trees to be Removed 

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

Total Replacement Trees Required: 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

141 X one (1) = 141 

- All other Trees Requiring 2 to 1 Replacement Ratio 

9 X two (2) = 18 

Replacement Trees Proposed 

Replacement Trees in Deficit 

Protected Trees to be Retained in Proposed [Open Space I Riparian Areas] 

tim -~ 

Protected Off-Site Trees to be Removed 

Total Replacement Trees Required: 

- Alder & Cottonwood Trees Requ iring 1 to 1 Replacement Ratio 

X one (1) = --
- All other Trees Requ iring 2 to 1 Replacement Ratio 

X two (2) 

Replacement Trees Proposed 

Replacement Trees in Deficit 

Summary prepared and 
submitted by: 

= 

Arborist 

0 

0 

342 West 8th Ave, Vancouver B.C. V5Y 3X2 604-733-4886 F 604-733-4879 

Appendix V 

I. I .. 

159 

150 

9 

159 

181 
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(22 surplus) 

~-~~ 

0 

0 

0 

July 3 2015 

Date 
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Appendix VII 

CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.: 7915-0052-oo 

Issued To: Anthem 16434 Fraser Developments Ltd. 

("the Owner") 

Address of Owner: 550 Burrard Street, Unit 300 
Vancouver, BC 

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: 010-899-685 

Parcel A (Explanatory Plan 7478) Lot 15 
Except: Firstly; Part Dedicated Road On Plan LMP32023 

Secondly; Part Dedicated Road On Plan BCP12293 
Section 25 Township 2 new Westminster District Plan 3448 

16434 Fraser Hwy 

(the "Land") 

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

(a) to reduce the minimum south rear yard setback of the RM-30 Zone from 
7·5 metres (25ft.) to 4.0 metres (13ft.) to the building face and 3·4 metres (n ft. ) to 
the roof overhangs; 

(b) to reduce the minimum west side yard setback of the RM -30 Zone from 7-5 metres 
(25ft.) to 3·4 metres (n ft.) to the building face and 2.8 metres (9.0 ft. ) to the roof 
overhangs of the townhouse buildings and 3.0 metres (10ft.) to the building face 
and 2.5 metres (8.o ft. ) to the roof overhangs of the indoor amenity building; and 

(c) to reduce the minimum east side yard setback of the RM-30 Zone from 7·5 metres 
(25ft.) to 5.2 metres (17-0ft.) to the building face and 4·5 metres (15ft.) to the roof 
overhangs. 



-2 -

4· This development variance permit applies to only the buildings and structures on the 
Land shown on 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. 

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, THE DAY OF ' 20 . 

ISSUED THIS DAY OF , 20 . 

Mayor - Linda Hepner 

City Clerk - Jane Sullivan 
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CDS 0 Section of Fleetwood Town Centre Plan 
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