
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7915-0189-00 
 

Planning Report Date:  July 11, 2016 
PROPOSAL: 

• NCP Amendment from “Single Family (10 upa) or 
Townhouse with Tree Preservation (15 upa)”, “Multi-Family 
(30-45 upa)” and “Special Commercial Street” to “Multi-
Family with Tree Preservation (30 upa)” and removal of 
“Special Commercial Street” 

• Rezoning from RA to RM-30 
• Development Permit 

• Development Variance Permit 

to permit the development of approximately 41 townhouse 
units. 

LOCATION: 2461 & 2485 - 168 Street 

OWNER: Ikonik Land Group Ltd. 

ZONING: RA  

OCP DESIGNATION: Urban and Multiple Residential 

NCP DESIGNATION: “Single Family (10 upa) or Townhouse 
with Tree Preservation (15 upa)”, 
“Multi-Family (30-45 upa)” and 
“Special Commercial Street” 
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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 No. 7914-0189-00 to proceed to Public 

Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• The applicant is proposing a Neighbourhood Concept Plan (NCP) amendment from “Single 

Family (10 upa) or Townhouse with Tree Preservation (15 upa)”, “Multi-Family (30-45 upa)” 
and “Special Commercial Street” to “Multi-Family with Tree Preservation (30 upa)” and 
removal of “Special Commercial Street”. 

 
• The applicant is seeking a variance to reduce setbacks. 

 
• The applicant is seeking to reduce the indoor amenity space from the required 123 square 

metres (1,325 sq.ft.) to 63 square metres (680 sq.ft.), and pay cash-in-lieu for the shortfall. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with the Official Community Plan (OCP) designation. 

 
• The proposed NCP amendment (Appendix VII) provides the tree retention identified in the 

NCP at the northeast corner of the site and the applicant is also providing some dedication for 
a new north-south road on the western portion of the site.  In addition, the NCP amendment 
proposed by File No. 7914-0354-00 (Appendix VIII) to the west has changed the concept plan 
for this area, resulting in a smaller land assembly for the subject site, which in turn reduces 
the feasibility of providing the “Special Commercial Street” identified in the NCP.  The NCP 
amendments proposed by the subject application and by File No. 7914-0354-00 correspond 
and reinforce each other. 

 
• The proposed density and building form are appropriate for this part of the Orchard Grove 

Neighbourhood Concept Plan (NCP) area.  Furthermore, the proposed density of the project is 
in keeping with the density allowed in the NCP on a blended basis, given that the west 
portion of the site permits a density up to 45 units per acre (upa) under the current NCP 
designation, i.e. “Multi-Family (30-45 upa)”. 

 
• The proposed setbacks achieve a more urban, pedestrian streetscape and provide surveillance 

of the public realm. 
 

• The proposed indoor amenity space shortfall is supportable given that the proposed reduced 
indoor amenity space is functional, with the remaining shortfall addressed through a 
cash-in-lieu contribution in accordance with City policy. 
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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) 

to "Multiple Residential 30 Zone (RM-30)" 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 123 square metres (1,325 sq.ft.) to 63 square metres (680 sq.ft.). 
 
3. Council authorize staff to draft Development Permit No. 7915-0189-00 generally in 

accordance with the attached drawings (Appendix II). 
 
4. Council approve Development Variance Permit No. 7915-0189-00 (Appendix V) varying 

the following, to proceed to Public Notification:  
 

(a) to reduce the minimum front yard setback (north) of the RM-30 Zone from 
7.5 metres (25 ft.) to 4.8 metres (16 ft.); 

 
(b) to reduce the minimum side yard setback on flanking street (east) of the 

RM-30 Zone from 7.5 metres (25 ft.) to 4.5 metres (15 ft.); 
 
(c) to reduce the minimum rear yard setback (south) of the RM-30 Zone from 

7.5 metres (25 ft.) to 3.8 metres (12 ft.); and 
 
(d) to reduce the minimum side yard setback on flanking street (west) of the 

RM-30 Zone from 7.5 metres (25 ft.) to 4.5 metres (15 ft.). 
 

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

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

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

and Development Department;  
 
(f) submission of an acoustical report for the units adjacent to 168 Street and 

registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures. 
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(g) 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; 

 
(h) registration of a Section 219 Restrictive Covenant to adequately address the City’s 

needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture; 

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

satisfaction of the Planning and Development Department; and 
 
(j) the applicant adequately address the impact of reduced indoor amenity space. 
 

6. Council pass a resolution to amend the Orchard Grove NCP to redesignate the land from 
“Single Family (10 upa) or Townhouse with Tree Preservation (15 upa)”, “Multi-Family 
(30-45 upa)” and “Special Commercial Street” to “Multi-Family with Tree Preservation 
(30 upa)” and removal of “Special Commercial Street” when the project is considered for 
final adoption. 

 
 
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: 
 
8 Elementary students at Pacific Heights Elementary School 
4 Secondary students at Earl Marriott 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 2017. 
 

Parks, Recreation & 
Culture: 
 

No concerns.  The applicant is to provide cash-in-lieu for 50% of 
the construction cost for 167A Street.   
 

Surrey Fire Department: No concerns. 
 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Single family dwellings on large acreage properties. 
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Adjacent Area: 
 

Direction Existing Use OCP/NCP Designation Existing 
Zone 
 

North: 
 

Single family residential, 
recently approved application 
(File No. 7915-0381-00) for 
single family small lots. 

Urban/ “Single Family (10 
upa) or Townhouse with 
Tree Preservation (15 upa)” 
and “Small Lot Single Family 
with/without Coach House 
(10-15 upa)” 

RF-10 and 
RH 

East (Across 168 
Street): 
 

City-owned parcel, adjacent 
to the Grandview Heights 
Aquatic Centre. 

Suburban-Urban Reserve RA 

South: 
 

Single family residential. Multiple Residential/ Mixed 
Use Commercial/Residential 
(30-45 upa) 

RA 

West: 
 

Single family residential. Multiple Residential/ Multi-
Family (30-45 upa) 

RA 

 
 
JUSTIFICATION FOR PLAN AMENDMENT 
• The applicant is proposing to amend the Orchard Grove Neighbourhood Concept Plan (NCP) 

to redesignate the subject site from “Single Family (10 upa) or Townhouse with Tree 
Preservation (15 upa)”, “Multi-Family (30-45 upa)” and “Special Commercial Street” to 
“Multi-Family with Tree Preservation (30 upa)” and removal of “Special Commercial Street”. 
 

• The proposed NCP amendment (Appendix VII) provides the tree retention identified in the 
NCP at the northeast corner of the site and the applicant is also providing some dedication for 
a new north-south road on the western portion of the site.  In addition, the NCP amendment 
proposed under Development Application No. 7914-0354-00 (Appendix VIII) to the west has 
changed the concept plan for this area, resulting in a smaller land assembly for the subject 
site, which in turn reduces the feasibility of providing the “Special Commercial Street” 
identified in the NCP.  The NCP amendments proposed by the subject application and under 
Development Application No. 7914-0354-00 correspond and reinforce each other. 

 
• The proposed density increase along 168 Street is appropriate as 168 Street is an arterial road, 

and the newly constructed Grandview Heights Aquatic Centre is across 168 Street, which as a 
significant amenity supports the proposed increase in density.  Moreover, the proposed 
density of the project is in keeping with the density allowed in the NCP on a blended basis, 
given that the west portion of the site permits a density up to 45 units per acre (upa) under 
the current NCP designation, i.e. “Multi-Family (30-45 upa)”. 

 
• No concerns were expressed by residents in the vicinity regarding the proposed NCP 

amendment and rezoning. 
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DEVELOPMENT CONSIDERATIONS 

 
• The subject 0.81 hectare (2.00 acres) site consists of two parcels located in the Orchard Grove 

NCP area at 2461 and 2485 – 168 Street.  The site is zoned "One-Acre Residential Zone” (RA) 
and is designated "Urban" in the Official Community Plan (OCP) and “Single Family (10 upa) 
or Townhouse with Tree Preservation (15 upa)”, “Multi-Family (30-45 upa)” and “Special 
Commercial Street” in the Orchard Grove NCP. 
 

• The applicant is proposing: 
 

o an NCP amendment as discussed above; 
o to rezone the subject site from"One-Acre Residential Zone” (RA) to "Multiple 

Residential 30 Zone” (RM-30);  
o a Development Permit to allow the development of approximately 41 townhouse units; 

and 
o a Development Variance Permit to relax building setbacks. 

 
• A subdivision is also proposed for the consolidation of the two parcels into one parcel. 

 
 

DESIGN PROPOSAL AND REVIEW 
 

• The proposal includes 8 separate buildings on the site, with a total of 41 units and 
6,127.5 square metres (65,945 sq. ft.) of floor area, representing a net unit density of 60 units 
per hectare (uph) (24 units per acre [upa]), a floor area ratio (FAR) of 0.90 and lot coverage of 
42%, which are within the maximum 0.90 FAR and 45% lot coverage permitted by the 
RM-30 Zone.  The proposed building height is 10.5 metres (34 feet), which is within the 
maximum 13 metres (42.5 ft.) permitted in the RM-30 Zone.  Variances are required for some 
of the setbacks, as discussed later in this report. 
 

• All of the street-fronting units contain active living space on the ground floor which will 
promote interaction with the public realm.  These units have entries facing the street, a 
walkway connecting each residence to the street, and windows that provide casual 
surveillance of the street.  
 

• The number of units within individual buildings ranges from three to six units.  Units range in 
size from 123 square metres (1,325 sq.ft.) to 161 square metres (1,730 sq.ft.), excluding the 
garage area.   
 

• The proposed exterior materials include cement board horizontal siding, cement board panel 
siding, and wood shingles.  Balcony railings are proposed to be aluminum with glass panels. 
The roofs will be clad in asphalt shingles (grey-black).  Gables and decorative louvres are 
proposed to provide visual interest to the building design.   
 

Amenity Space 
 
• The Zoning By-law requires that 123 square metres (1,325 sq. ft.) of indoor amenity area and 

123 square metres (1,325 sq. ft.) of outdoor amenity area be provided for this project, based on 
3 square metres (32 sq. ft.) per dwelling unit.   
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• The applicant is proposing to provide a 63 square metres (680 sq. ft.) indoor amenity building, 

adjacent to the outdoor amenity area on the townhouse site.  The amenity building utilizes 
the same building materials as the townhouse units.  The amenity building is proposed to 
have a lounge and kitchen area.  The applicant is proposing to address the shortfall in indoor 
amenity space (60 square metres/650 sq.ft.) with a cash-in-lieu contribution in accordance 
with City policy.   
 

• The applicant is proposing to provide approximately 217 square metres (2,340 sq.ft.) of 
outdoor amenity space.  The outdoor amenity area is proposed in the northeast corner of the 
site, and will contain an outdoor natural play area, outdoor seating and retained trees. 

 
Access, Pedestrian Circulation and Parking 
 
• Vehicular access to the site is proposed from 24A Avenue and 25 Avenue.  Street-fronting 

units are proposed to have individual pedestrian access to the street.   
 

• The applicant is proposing to provide 82 resident parking spaces and 8 visitor parking spaces, 
which meets the minimum parking requirements of the Zoning By-law.  There are 41 
townhouse units proposed and the applicant is proposing 6 tandem parking units (15%) and 
35 side-by-side double-car garage units (85%). 

 
Landscaping 
 
• Landscaping plans have been received and found to be generally acceptable.  The landscaping 

includes a mix of trees, shrubs, ground cover and open lawn areas.   Three corner plazas are 
proposed in the northwest, northeast and southeast corners of the site to enhance the public 
realm.  The corner plazas contain decorative paving, a bench and decorative basalt columns, 
with low site identification sign in the southeast corner plaza.  
 

• A boxwood hedge is proposed along the street frontage, to separate the private and public 
realms, with metal entry gates proposed at the walkways to the individual units.  A 1.1 metre 
(3.5 feet) high transparent wood picket fence is proposed between front yards.  Permeable 
pavers are proposed for the vehicular entrances and also the visitor parking spaces.   

 
 
ADVISORY DESIGN PANEL 
 
The application was not referred to the ADP for review. The design and landscaping plans were 
reviewed by staff and found to be generally acceptable. 
 
 
TREES 
 
• Mike Fadum, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist 

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

Alder and Cottonwood Trees 
Alder/Cottonwood 7 7 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Birch, Paper 1 1 0 
Cherry 2 2 0 

Dogwood, Pacific 1 1 0 
Maple, Norway 1 1 0 

Walnut 1 1 0 
Willow, Weeping 1 1 0 

Coniferous Trees 
Cedar, Western Red 4 4 0 

Cedar, Deodar 1 1 0 
Douglas-fir 28 19 9 

Hemlock, Western 1 1 0 
Pine, Austrian 1 1 0 

Pine, Scots 1 1 0 
Spruce 3 2 1 

Spruce, Norway 2 2 0 

Total (excluding Alder and 
Cottonwood Trees)  48 38 10 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 62 

Total Retained and Replacement 
Trees 72 

Contribution to the Green City Fund  $6,300 

 
• The Arborist Assessment states that there are a total of 48 protected trees on the site, 

excluding Alder and Cottonwood trees.  Seven (7) existing trees, approximately 13% of the 
total trees on the site, are Alder and Cottonwood trees.   It was determined that 10 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 83 replacement trees on the site.  Since only 62 replacement 
trees can be accommodated on the site, the deficit of 21 replacement trees will require a cash-
in-lieu payment of $6,300, representing $300 per tree, to the Green City Fund, in accordance 
with the City’s Tree Protection By-law.  

 
• The new trees on the site will consist of a variety of trees including maples, katsura, beech 

and spruce. 
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• In summary, a total of 72 trees are proposed to be retained or replaced on the site with a 

contribution of $6,300 to the Green City Fund. 
 
 
PRE-NOTIFICATION 
 
Pre-notification letters were sent on March 22, 2016.  Staff received no comments regarding the 
proposal. 
 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
June 27, 2016.  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 Orchard Grove NCP area. 
 

2.  Density & Diversity  
(B1-B7) 

• n/a   

3.  Ecology & 
Stewardship  

(C1-C4) 

• Absorbent soils greater than 0.3 metres (1 ft.) in depth, infiltration 
trenches or sub-surface chambers, vegetated swales and dry swales, 
and perforated pipe systems are proposed. 

• The applicant is proposing to retain a number of on-site trees.  
• Recycling pick-up will be made available. 

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

• The site will be connected to surrounding sidewalks. 

5.  Accessibility & 
Safety  

(E1-E3) 

• Street-fronting townhouses will be oriented to the street, to provide 
surveillance of the public realm.   

• Outdoor and indoor amenity areas are provided for residents. 
6.  Green Certification  

(F1) 
• n/a 

7.  Education & 
Awareness  

(G1-G4) 

• Pre-notification to area residents occurred, in the form of a 
development proposal sign being erected on the property and pre-
notification letters being mailed out. 
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BY-LAW VARIANCE AND JUSTIFICATION 
 
(a) Requested Variances: 
 

• The following variances are proposed: 
 

o to reduce the minimum front yard setback (north) of the RM-30 Zone from 
7.5 metres (25 ft.) to 4.8 metres (16 ft.); 

 
o to reduce the minimum side yard setback on flanking street (east) of the 

RM-30 Zone from 7.5 metres (25 ft.) to 4.5 metres (15 ft.); 
 

o to reduce the minimum rear yard setback (south) of the RM-30 Zone from 
7.5 metres (25 ft.) to 3.8 metres (12 ft.); and 

 
o to reduce the minimum side yard setback on flanking street (west) of the 

RM-30 Zone from 7.5 metres (25 ft.) to 4.5 metres (15 ft.). 
 

Staff Comments: 
 

• The proposed setbacks bring the townhouse units closer to the street which allows the 
units to better engage the street, enlivens the public realm, and also provides 
surveillance over the public realm. 
 

• The proposed setbacks allow for sufficient landscaping that helps to delineate the 
private and public realms, while still allowing the townhouse buildings to address the 
public realm.   

 
 
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. Proposed Site Plan, Building Elevations, and Landscape Plans  
Appendix III. Engineering Summary 
Appendix IV. School District Comments 
Appendix V. Development Variance Permit No. 7915-0189-00  
Appendix VI. Summary of Tree Survey and Tree Preservation  
Appendix VII. NCP Redesignation Map on Subject Site 
Appendix VIII. NCP Amendment Proposed Under File No. 7914-0354-00 
 

original signed by Ron Hintsche 
 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
KB/dk 



 

APPENDIX I 
 

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

Focus Architecture Incorporated 
Address: Unit 109, 1528 McCallum Road 
 Abbotsford BC V2S 8A3 
  
Tel: 604-853-5222  
  

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 2485 - 168 Street 
2461 - 168 Street 
 

 
(b) Civic Address: 2485 - 168 Street 
 Owner: Ikonik Land Group Ltd. 
 PID: 006-188-621 
  Lot 34 Section 24 Township 1 New Westminster District Plan 47914 
 
 
(c) Civic Address: 2461 - 168 St 
 Owner: Ikonik Land Group Ltd. 
 PID: 006-188-711 

 Lot 35 Except: Part Subdivided By Plan 52132; Section 24 Township 1 
New Westminster District Plan 47914 

 
 

 
3. Summary of Actions for City Clerk's Office 
 

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

(b) Proceed with Public Notification for Development Variance Permit No. 7915-0189-00 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. 

 
 

 
 



 

 
DEVELOPMENT DATA SHEET 

 
 Proposed Zoning:  RM-30 

 
Required Development Data Minimum Required / 

Maximum Allowed 
Proposed 

LOT AREA*  (in square metres)   
 Gross Total  8,094 sq.m. 
  Road Widening area  1,289 sq.m. 
  Undevelopable area   
 Net Total  6,805 sq.m. 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 45% 41% 
 Paved & Hard Surfaced Areas   
 Total Site Coverage   
   
SETBACKS ( in metres)   
 Front Yard (north) 7.5m 4.8m 
 Rear Yard (south) 7.5m 3.8m 
 Side #1 (east) 7.5m 4.5m 
 Side #2 (west) 7.5m 4.5m 
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 13m 10.5m 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +  41 
 Total   
   
FLOOR AREA:  Residential  6,127 sq.m. 
   
FLOOR AREA: Commercial   
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Institutional   
   
TOTAL BUILDING FLOOR AREA  6,127 sq.m. 
* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 



 

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)   
 FAR (gross)   
 FAR (net) 0.90 0.90 
   
AMENITY SPACE (area in square metres)   
 Indoor 123 sq.m. 63 sq.m. 
 Outdoor 123 sq.m. 217 sq.m. 
   
PARKING (number of stalls)   
 Commercial   
 Industrial    
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed 82 82 
 Residential Visitors 8 8 
   
 Institutional   
   
 Total Number of Parking Spaces 90 90 
   
 Number of disabled stalls   
 Number of small cars    
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
 












































