
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7916-0057-00 
 

Planning Report Date:  December 19, 2016  

PROPOSAL: 

OCP Amendment from Suburban to Mixed Employment 
and Urban 
LAP Amendment to introduce new land use 
designations: Assembly Hall and Residential (10 upa) 
LAP Amendment from Residential Style Business Park 
and Suburban Residential (½ acre) to Assembly Hall and 
Residential (10 upa) 
Rezoning from RA to PA-2 and CD (Based on RM-10) 
Development Permit 
Development Variance Permit 

to permit the development of a church and 36 townhouses.  

LOCATION: 14876 and 14844 – Highway 10 (56 Avenue) 

OWNER: Benchmark Estate (2009) Ltd. 

ZONING: RA  

OCP DESIGNATION: Suburban 

LAP DESIGNATION: Suburban Residential (1/2 acre), 
Residential Style Business Park and Buffer 
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RECOMMENDATION SUMMARY 
 

By-law Introduction and set date for Public Hearing for: 
o OCP Amendment; and 
o 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 
 

Requires an amendment to the Official Community Plan (OCP) from Suburban to Mixed 
Employment and Urban. 
 
Requires the following amendments to the East Panorama Ridge Concept Plan: 

o Introduce new land use designations: Assembly Hall and Residential (10 upa); and 
o Amendments from Residential Style Business Park and Suburban Residential (1/2 acre) to 

Assembly Hall and Residential (10 upa). 
 

Seeking variances for the proposed church to: 
o Reduce the required front yard building setback; 
o Increase the permitted height; 
o Permit off-street parking within the side yard setback along a flanking street; and 
o Reduce the minimum landscaping required on the East side yard. 

 
 
RATIONALE OF RECOMMENDATION 
 

The proposed amendments to the OCP and the East Panorama Ridge Concept Plan have been 
requested in order to achieve the required land use designation and density for the proposed 
church and townhouses. 
 
The proposed church is an appropriate land use along Highway No. 10, and is in compliance with 
OCP policies which encourage employment generation. Similarly, the use is in compliance with 
the City’s Employment Lands Strategy and Economic Development Strategy. 
 
The site has sat vacant for a number of years, and there has been no proposal put forward to 
develop the east side of 148 Street for half acre lots per the East Panorama Ridge Concept Plan, 
which was last amended in 2002.  The proposed townhouses are low density (10 units per acre), 
and are requested by the applicant in response to changes in market demand, product 
differentiation, demographics and affordability. The site’s proximity to Highway No. 10 and its 
location at the easternmost edge of the residential areas within the East Panorama Ridge 
community, adjacent to Business Park uses, lends support to a higher residential density at this 
location. 

 
The applicant has made reasonable efforts to respond to the concerns of area residents. 
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The master-on-main townhouse product proposed by the applicant offers the local community a 
different, more diverse housing type. 

 
The applicant has agreed to provide a community benefit contribution of $4,500 per lot in 
support of the proposed OCP Amendment from “Suburban” to “Urban”, in accordance with the 
provisions identified in the OCP. The community benefit contribution associated with the OCP 
amendment will be used toward improvements within the Bob Rutledge Park. Specifically, the 
playground is proposed to be upgraded and pathway and natural area improvements will be 
undertaken within the park.   

 
The proposed variances for the church are required to accommodate the building footprint and 
site layout.   The proposed reduced front yard setback creates a more urban street presence 
along Highway 10 (56 Avenue).  
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RECOMMENDATION

The Planning & Development Department recommends that:

1. a By-law be introduced to amend the OCP by redesignating the subject site in Development 
Application No. 7916-0057-00 from Suburban to Mixed Employment and Urban and a date 
for Public Hearing be set (Appendix VII).

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 Block A as shown on the Survey Plan (Appendix II) from 
"One-Acre Residential Zone (RA)" to "Comprehensive Development Zone (CD)" and a date 
be set for Public Hearing.

4. a By-law be introduced to rezone Block B as shown on the Survey Plan (Appendix II) and 
14876 - Highway 10 (56 Avenue) from "One- Acre Residential Zone (RA)" to "Assembly Hall 2 
Zone (PA-2)" and a date be set for Public Hearing.  

5. Council authorize staff to draft Development Permit No. 7916-0057-00 for the proposed 
townhouses, generally in accordance with the attached drawings (Appendix II).

6. Council approve the applicant's request to reduce the amount of required indoor amenity space 
from 108 square metres (1,162 square feet) to 61 square metres (657 square feet).

7. Council approve Development Variance Permit No. 7916-0057-00 (Appendix VIII) varying 
the following, to proceed to Public Notification: 

(a) to reduce the minimum front yard (Highway No. 10) setback of the "Assembly Hall 2 
Zone (PA-2)" from 17.3 metres (56 feet) to 10 metres (32 feet);

(b) to increase the maximum building height allowed in the "Assembly Hall 2 Zone 
(PA-2)" from 9 metres (30 feet) to 17.3 metres (56 feet);

(c) to vary the "Assembly Hall 2 Zone (PA-2)" in order to permit off-street parking to be 
located within the side yard setback along a flanking street; and

(d) to reduce the minimum landscaping required on the east side yard of the "Assembly 
Hall 2 Zone (PA-2)" from 3 metres (10 feet) to 1.5 metres (5 feet).

8. 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) final 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) submission of a finalized landscaping plan and landscaping cost estimate to the 

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

Development Department; 
 
(g) the applicant address the concern that the proposed townhouses will place additional 

pressure on existing park facilities to the satisfaction of the General Manager, Parks, 
Recreation and Culture; 

 
(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 adequately address the impact of reduced indoor amenity space; 
 
(j) provision of a community benefit to satisfy the OCP Amendment Policy for Type 2 

OCP amendment applications; 
 
(k) the applicant enter into a parking agreement with 5455-152 Street to the satisfaction 

of the Engineering Department; and  
 
(l) the applicant enter into a Good Neighbour Agreement with respect to on-site parking 

for the proposed church to the satisfaction of the Engineering Department.  
 
9. Council pass a resolution to introduce new land use designations “Assembly Hall” and 

“Residential (10 upa)” in the East Panorama Ridge Concept Plan; and to amend the East 
Panorama Ridge Concept Plan to redesignate the land from “Residential Style Business Park” 
and “Suburban Residential (1/2 acre)” to “Assembly Hall” and “Residential (10 upa)” when the 
project is considered for final adoption (Appendix VI). 

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

subject to the completion of Engineering servicing requirements as 
outlined in Appendix III. 
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School District: Projected number of students from this development: 

 
18 Elementary students at Sullivan Elementary School 
9 Secondary students at Sullivan Heights 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 2019. 
 

Parks, Recreation & 
Culture: 
 

Parks has some concerns about the pressure the proposed 
townhouses will place on existing Parks, Recreation and Culture 
facilities in the neighbourhood.  A park amenity contribution will 
be required before final approval of this project. The applicant has 
agreed to provide $895 per dwelling unit as a park amenity 
contribution in order to address the concern.  
 
Both the community benefit contribution associated with the OCP 
amendment and the park amenity contribution referenced above 
will be used toward improvements within the Bob Rutledge Park. 
Specifically, the playground will be upgraded and pathway and 
natural area improvements will be undertaken within the park.   
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary approval to the proposed development has been 
granted for one (1) year, subject to the completion of a driveway 
access permit for right-in/right-out only access to Highway 10 
(56 Avenue).  
 

Surrey Fire Department: The City of Surrey By-law No. 15740 for Public Safety E-Comm 
Radio Amplification applies to the proposed church. 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:   Vacant site with a temporary parking lot 
 
Adjacent Area: 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

North (Across Highway No. 
10): 
 

Single family 
small lots 

Urban/Single Family 
Small Lots 

CD (By-law Nos. 
12285 and 14760) 

East: 
 

Office building 
and vacant site 

Mixed 
Employment/Business 
Park 

IB 

South: 
 

Bob Rutledge Park Suburban/Park RA 

West (Across 148 Street): 
 

Half acre single 
family lots 

Suburban RH 
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DEVELOPMENT CONSIDERATIONS 
 

The subject site consists of two (2) existing lots, located on the South side of Highway No. 10 
(56 Avenue) and on the East side of 148 Street, with a total area of 3.9 hectares (9.7 acres). The 
properties are designated Suburban in the Official Community Plan (OCP) and zoned "One-Acre 
Residential Zone (RA)". 
 
The applicant proposes to redesignate the site from Suburban to Mixed Employment and Urban 
in the OCP, and to rezone the site from "One-Acre Residential Zone (RA)" to "Comprehensive 
Development Zone (CD)" based on the "Multiple Residential 10 Zone (RM-10)" and "Assembly 
Hall 2 Zone (PA-2)", shown as Blocks A and B, respectively in Appendix II, in order to permit the 
development of thirty-six (36) townhouses and a 6,450 square metre (69,429 square feet) church.  

 
Rationale for OCP and LAP Amendment 
 

The proposed OCP amendment from Suburban to Mixed Employment and Urban is proposed in 
order to achieve the required land use designation and density to accommodate the proposed 
worship centre and townhouses.   
 
The proposal requires the following amendments to the East Panorama Ridge Concept Plan: 

 
o Introduce new land use designations: Assembly Hall and Residential (10 upa); and 

 
o Redesignate the site from “Residential Style Business Park” and “Suburban Residential (1/2 

acre)” to “Assembly Hall” and “Residential (10 upa)”. 
 
The proposed church is an appropriate land use along Highway No. 10, and is in compliance with 
OCP policies which encourage employment generation. Similarly, the use is in compliance with 
the City’s Employment Lands Strategy and Economic Development Strategy. 

 
The applicant has agreed to provide a community benefit contribution of $4,500 per lot in 
support of the proposed OCP Amendment from “Suburban” to “Urban”, in accordance with the 
provisions identified in the OCP. 
 
Together, the community benefit contribution associated with the OCP amendment and the 
park amenity contribution total nearly $200,000, which is proposed to be used to upgrade the 
playground and improve pathways and natural areas within the Bob Rutledge Park, immediately 
adjacent (south) to the subject site. 

 
The subject site has remained vacant and undeveloped for many years. Its proximity to Highway 
No. 10 and its location at the easternmost edge of the residential areas within in the East 
Panorama Ridge community, adjacent to Business Park uses (to the east), lends support for 
higher residential densities at this location.  
 
The development of half-acre lots on the subject site is not pragmatic given the economic reality 
of increasing land costs and housing affordability. 
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The townhouse form offers a more affordable product type, addresses specific housing stock 
supply and diversity and provides an opportunity for local residents to age in place.  
 
The applicant has made reasonable efforts to respond to the concerns of area residents. The 
proposal achieves sensitive densification by responding to the context of the existing homes on 
the west side of 148 Street through generous setbacks, landscape buffers and sensitive building 
form and massing.  
 

 
Public Consultation Process for OCP Amendment  

 
 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. 

 
 
Proposed Church 
 

The proposed church will be the new location for Village Church (www.thisisvillagechurch.com). 
Village Church is a community-based, Christian ministry, which has experienced significant 
growth in Greater Vancouver since its first gathering in 2010. Originally a congregation of 150, 
the church has grown to a culturally diverse group of over 4,000 members, meeting in three 
different locations - South Surrey, North Surrey, and Langley. The church strives to be a 
positive influence locally and globally through its charitable initiatives within the immediate 
community and the greater global community. 
 
The programing for the proposed Village Church worship centre will include: 
 

o Big Room (Worship Centre) consisting of: 1,500 seat auditorium and associated spaces 
such as LED room, staging area, lighting/presentation/audio control, piano space, 
orchestra, choir, green room with private prep/dressing rooms, restrooms, showers, and 
loading bay; 
 

o Production/ Broadcast Space consisting of: broadcast video control, audio control room, 
studios, and music and instrument storage; 
 

o Lobby consisting of: open circulation/gathering space, hospitality areas and restrooms; 
 

o Outdoor Patio Space consisting of: tables, and lounge area for people to visit; 
 

o Village Kids consisting of: control centre (entrance, foyer, check-in, pick-up space), 
programs for infants including mother’s nursing room, preschool area, kindergarten and 
grade 1 area, Grade 2 to 5 area, storage, washrooms, and staff rooms; 
 

o Student Ministries for Junior Youth, Senior Youth and Young Adults consisting of: Junior 
Youth on Sundays, Senior Youth during the week, Assembly Area with video, lighting, 
audio and staging, lounge/hangout area and snack bar/kitchenette; 
 

o Leadership Development/ Training consisting of: an intern and apprentice program, 
training space and lecture space; 
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o Administration consisting of: office space, pastor offices, meeting and board rooms, 

counselling rooms and gathering spaces; and 
 

o Kitchen consisting of: commercial kitchen, pantry and equipment.  
 

The proposed development includes a gross floor area of 6,450 square metres (69,429 square 
feet), representing a net Floor Area Ratio (FAR) of 0.27 which is within the maximum FAR of 
0.50 permitted under the PA-2 Zone. The proposed development has a building height of 
17.3 metres (56 feet) in a four (4) storey building form with three (3) levels of underground 
parking.  

 
The proposed development meets the requirements of the Assembly Hall 2 Zone (PA-2) with 
respect to floor area, density, and lot coverage. A Development Variance Permit (DVP) has been 
requested to: 
 

o Reduce the required front yard building setback; 
o Increase the permitted height; 
o Permit off-street parking within the side yard setback along a flanking street; and 
o Reduce the minimum landscaping required on the east side yard. 

 
A review of the form and massing has been completed by staff in order to ensure that the 
proposed massing, height and setbacks are appropriate for this location and compatible with 
existing and planned developments in the area. The proposed DVP is discussed later in the 
report.  

 
A Development Permit (DP) is not required for the proposed church.  

 
Parking and Traffic Impact 
 
In support of the proposal, the applicant submitted a preliminary Traffic Impact and Parking 
Analysis Study prepared by McElhanney Consulting Services Ltd., dated October 5, 2016. 
 
The proposed development is anticipated to generate a total of approximately 47 weekday PM 
peak hour trips. 

 
The Sunday peak hour is the highest traffic generator for the church , and without expansion, is 
expected to generate approximately 603 Sunday peak hour trips. These trips generated by the 
church will be distributed between three (3) accesses: one on 148 Street, one on Highway 10, and 
one on 54A Avenue. 

 
Operational analysis indicated that some signal optimization would be beneficial, but that all 
intersections and proposed accesses would operate acceptably with traffic impacts from the 
proposed development accounted for. As such, no other mitigation measures other than the 
proposed frontage improvements would be required as a direct result of the proposed 
development. 

 
The Zoning By-law requires a total of 645 parking stalls for the proposed church based on the 
requirement of 10 parking stalls for 100 square metres (1,076 square feet) of gross floor area. The 
proposal meets this requirement by providing 645 parking stalls within an underground parkade 
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and surface parking stalls on the site. This exceeds the recommended on-site supply by over 100 
stalls as per the Traffic Impact and Parking Analysis Study, which was based on observed parking 
utilization at existing church services as well as the industry standard parking rates. 

 
In addition, the applicant has also indicated that a parking agreement will be completed with the 
owner of 5455-152 Street to provide an additional 299 overflow parking stalls during special 
events. 

 
The applicant has also agreed to enter into a Good Neighbour Agreement in order to make best 
efforts to encourage on-site parking for the proposed church and minimize use of on-street 
parking and impacts to the adjacent residential neighbourhood. 
 

 
Proposed Townhouses 
 

The proposed development consists of thirty-six (36), four (4) bedroom townhouses with 
basements that are contained within two (2) and three (3) unit clusters.  All of the proposed 
units provide at least two (2) resident parking spaces within a double car garage.   
 
The proposed development includes a total floor area of 6,404 square metres (68,934 square 
feet), representing a net floor area ratio (FAR) of 0.44 which is within the maximum FAR 
permitted under the proposed CD By-law. The development has a proposed building height of 
8.8 metres (29 feet) in a two (2) storey building form with basements. The proposed units range 
in size between 175 square metres (1,883 square feet) and 183 square metres (1,969 square feet).  
 
One (1) vehicular access is proposed to the site from 148 Street. This access meets the 
requirements of the Engineering Department and the Fire Department. 
 
 
Eighty-four (84) residential parking spaces are provided on-site, which exceeds the “Multiple 
Residential 10 Zone (RM-10)” requirement of seventy-nine (79) parking spaces. 

 
 
Amenity Space 
 

The development proposal includes 148 square metres (1,594 square feet) of outdoor amenity 
space, which consists of an outdoor recreational area with a fire pit lounge, benches, barbeque 
and picnic tables.  The proposed outdoor amenity area exceeds the CD By-law requirement of 
108 square metres (1,163 square feet) of outdoor amenity space (3 square metres [32 square feet] 
of outdoor amenity space per dwelling unit). 
 
The proposal includes 61 square metres (658 square feet) of indoor amenity space which consists 
of a multi-purpose room with direct access to the outdoor amenity area. The CD By-law requires 
a minimum of 108 square metres (1,163 square feet) of indoor amenity space (3 square metres 
[32 square feet] per dwelling unit).  There is a deficiency of 47 square metres (506 square feet) 
and the applicant will provide cash-in-lieu contribution of $19,200, representing $1,200 per 
dwelling unit in lieu of indoor amenity space for the sixteen (16) unit deficiency in accordance 
with City Policy.  
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Proposed Comprehensive Development Zone  
 

A "Comprehensive Development Zone (CD)" is proposed based on the "Multiple Residential 10 
Zone (RM-10)".  The RM-10 zone only permits single family dwellings and duplexes, whereas the 
proposed CD Zone permits ground oriented multiple unit residential dwellings. This is the 
primary difference between the CD Zone and the RM-10 Zone.  

 
In addition to the above, the proposed CD Zone proposes to vary the following: 

 
o Increase the minimum required front yard setback for 148 Street from 7.5 metres (25 feet) 

to 10 metres (32 feet); 
o Increase the minimum landscaping required along 148 Street from 1.5 metres (5 feet) to 

7.0 metres (22 feet); 
o Reduce the minimum required rear and North side yard setback from 7.5 metres (25 feet) 

to 4.0 metres (13 feet); and 
o Reduce the minimum required South side yard setback from 7.5 metres (25 feet) to 

4.5 metres (14 feet). 
 

The proposed lot coverage, density, floor area and building height are consistent with the RM-10 
Zone, therefore yielding a building form and building massing that will be consistent with the 
intent of the RM-10 Zone.   
 
In order to provide a sensitive interface on 148 Street with the existing single family homes on 
the West side of the street, an increase to the minimum building setback and an increase to the 
minimum landscaping is proposed.   The setback is proposed to be increased from 7.5 metres (25 
feet) to 10 metres (32 feet), and the required minimum landscaping is proposed to be 
substantially increased from 1.5 metres (5 feet) to 7.0 metres (22 feet) in width.   

 
In turn, the building setback is proposed to be reduced for the interfaces that are less sensitive 
and will have adequate landscaped areas provided on adjacent sites.  Both the North and rear 
yard setbacks interface with 6.0 metres (20 feet) wide landscaped areas on the adjacent church 
site. The South side yard interfaces with the existing Bob Rutledge Park.  The Parks, Recreation 
and Culture Department is satisfied with the interface and setback proposed adjacent to the 
park.   

 
Building Design 
 

The proposed townhouses are designed with high quality design features and materials 
envisioned for the area.   The proposed development was evaluated by City Staff based on 
compliance with the design guidelines in the Official Community Plan (OCP).    
 
In response to the proximity of the suburban neighbourhood to the west, the units on 148 Street 
are designed to give the appearance of suburban single family dwellings and are modeled on 
rural craftsman-style architecture.  Through the use of articulated bay, expressed gables, strong 
and simple detailing, the proposed design provides a rhythm to the development.  Front doors 
are proposed to be either recessed to provide protection from the elements, or are sheltered by 
the expressed gable that reaches down to the ground.  Window bays add a finer grain of detail 
to the units.  
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For units on 148 Street, a substantial landscaped area and building setback are proposed in 
order to ensure a sensitive interface with the existing single family homes on the West side of 
148 Street. This buffer area will consist of the following landscaping: Serbian Spruce, Mountain 
Pine and Littleleaf Linden trees.  Furthermore, only five (5), two (2) storey residential units in 
three (3) buildings are proposed on 148 Street in order to provide for a sensitive interface on the 
street.  
 
The primary cladding materials include: cedar shingles and siding, asphalt roof shingles, and 
wood entries and posts. The colour scheme proposed consists of white, grey, red, and black 
accents.   The proposed materials have been selected based on durability, architectural quality 
and overall composition of the project. 
 
A free-standing identification sign is proposed on 148 Street, located 2 metres (7 feet) from the 
property line as required under the Sign By-law.  The proposed sign is 1.4 metres (5 feet) high, 
constructed of concrete with brick veneer to match the proposed buildings. The proposed 
letters will be individual channel metal letters.  The proposed signage meets the requirements 
of the Sign By-law. 

 
Public Art 
 

The proposed development application is subject to the public art on private property policy, 
which will be secured by a Section 219 No-Build Restrictive Covenant. 
 
The applicant is required to provide a monetary contribution at the Building Permit stage, based 
on the estimated value of the project, to the Public Art Reserve Fund, to satisfy the requirements 
of the policy.  

 
 
PRE-NOTIFICATION 
 

Pre-notification letters were sent on March 15, 2016 to 128 households within 100 metres 
(328 feet) of the site. As a result of the pre-notification letters, City staff received the following 
responses: 

 
o Three (3) phone calls requesting additional information about the proposed 

development. 
 

o Five (5) e-mails expressing concerns and opposition to the proposal, including 
correspondence from the President of the East Panorama Ridge Community Association 
(EPRCA) on behalf of residents in the immediate area.  The main concern expressed was 
that the proposed multi-family development is not an appropriate land use for the 
subject site. It does not fit the character of the existing neighbourhood and is not 
compatible with the existing half acre residential development on the West side of 148 
Street.  These residents requested that the site be developed as half acre single family 
homes on 148 Street with a substantial buffer in accordance with the approved East 
Panorama Ridge Concept Plan.  

 
In response to these concerns the applicant has advised that they are not able to do half 
acres lots on 148 Street due to changes in market demand, product differentiation, 
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demographics and affordability in the approximately 15 years since the East Panorama 
Ridge Concept Plan was adopted. 
 
In response to the concerns raised by area residents, the applicant is proposing the 
following:  

Residential development marketed towards the downsizing and retiree market, 
thus promoting ageing in place and minimizing pressure on the school system; 
Providing a 10 metre (32 feet) building setback and a 7 metre (22 feet) landscape 
buffer on 148 Street to provide a transition to the existing homes on the West 
side of 148 Street; 
Minimizing the number of units along 148 Street. Specifically, a total of five (5), 
two (2) storey units within three duplex buildings are proposed on 148 Street. 
Furthermore, the duplexes are designed to give the appearance of suburban 
single family dwellings and are modeled on rural craftsman style architecture. 
In effect, the three duplex buildings along 148 Street match the three single 
family dwellings that exist on the opposite (west) side of 148 Street. 

 
o Other concerns expressed were: 

 
Increased traffic and parking from the church and townhouses,  
Increased noise from the church; 
Increased air pollution from the many cars travelling to and from the site, and  
The negative impact on the already overcrowded schools. 

 
One (1) resident expressed concern that the proposed drive aisle connecting to 148 Street 
would result in car head lights shining into their house, and negatively impacting their 
quality of life.  
 

o Twelve (12) letters of support for the proposed development. Eight (8) of the letters were 
from Surrey residents, two (2) letters were from Delta residents, and two (2) residents did 
not indicate their location of residence. 

 
The applicant held a public information meeting on May 18, 2016 in order to obtain more 
feedback from area residents.  Approximately one-hundred and thirty-eight (138) area residents 
attended the meeting.   The applicant received a total of ninety-one (91) comment forms and e-
mails as a result of the meeting. Seventy-nine (79) of the comments forms indicated support of 
the proposed development, and twelve (12) comment forms expressed concerns and opposition 
to the proposed development with the following concerns: 

 
o The proposed residential development will create too much traffic on 148 Street; 

 
o The proposed church development will create too much traffic on 148 Street. All the 

traffic from the church should be directed to Highway 10 (56 Avenue) or 54A Avenue; 
 

o The proposed increase in residential density will add extra burden on an already crowded 
Surrey school system; 
 

o The proposed townhouses are not an appropriate land use in an established half acre 
neighbourhood; and  
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o The existing Official Community Plan (OCP) and East Panorama Ridge Concept Plan 
should be followed with half acre single family residential lots on 148 Street. The 
proposed church site should be re-oriented along a North/South Axis away from 148 
Street. 

 
In response to the concerns raised at the public information meeting, the applicant 
provided the following comments: 

 
Access from 148 Street is proposed to be restricted to right-out access only in 
order to restrict the possibility of exiting traffic to travel South through the 
existing neighbourhood.  The church site is designed with the Highway 10 
access point as the primary entrance and exit to the site. Church traffic will also 
have access to 54A Avenue, thus reducing the traffic on 148 Street; 

 
The proposed residential development will be marketed towards the downsizing 
and retiree market, therefore no additional pressure is anticipated on the school 
system.  Furthermore, the proposed residential development supports a mix of 
housing and housing diversity, by providing the residents of the local 
community an opportunity to downsize and be able to stay in their community; 
 
The proposed development on 148 Street is for duplexes that are designed to 
look like single family half acre lots. They are modeled on a rural 
craftsman-style architecture and are proposed to be one and half stories high 
with landscaped yards and private fencing on 148 Street; 
 
Facing 148 Street, a total of five (5) duplex units are proposed, which is fewer 
than the existing seven (7) single family lots on the West side of 148 Street; and 
 
The siting of the residential development on the Southern property line ensures 
a good transition between the Park and Highway 10. The parking on the 
proposed church site will act as a buffer to the proposed residential use.  

 
The applicant held a second public information meeting on August 17, 2016 to obtain additional 
feedback from area residents.  Approximately fifty-one (51) area residents attended the meeting.   
The applicant received a total of thirty-three (33) comment forms and e-mails as a result of the 
meeting. Fifteen (15) of the comment forms indicated support of the proposed development, and 
nineteen (19) comment forms expressed similar concerns and opposition as the comments 
indicated above. One (1) additional concern noted was that there are too many paved parking 
spaces proposed.

 
In response to the concerns raised about too many paved parking spaces, the applicant 
provided the following responses: 
 

o The proposed on-site parking meets the requirements of the City of Surrey, with the 
parking planned to ensure that all church parking on the site does not overflow to 
neighbouring streets. A landscape architect has been employed to ensure careful 
attention is paid to the surface parking landscaping and to design a natural storm-
water retention strategy.  Furthermore, the applicant is proposing three (3) levels of 
underground parking. 
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Staff had a telephone meeting with the President of the EPRCA on December 6, 2016 in order to 
listen directly to the concerns of area residents and confirm Staff’s understanding of the main 
concerns and issues. A summary of the concerns is as follows with staff comment noted in italics:

 
o The site should be developed as half acre single family homes on 148 Street with a 

substantial buffer in accordance with the approved East Panorama Ridge Concept Plan.  

The applicant advises that half-acre lots cannot be marketed in this location due to 
changes in market demand, product differentiation, demographics and affordability in 
recent years.  
 

o The proposal is a detriment to the character of the neighbourhood and will change the 
demographic of the neighbourhood. 
 
The master-on-main townhouse product proposed by the applicant offers the local 
community a different, more diverse housing type. 
 

o The proposal promotes a different lifestyle than the lifestyle currently enjoyed by 
residents of the neighbourhood. 
 
The proposed residential development will be marketed towards the downsizing and retiree 
market whose lifestyles may be shifting and changing. The proposed development 
promotes the opportunity for existing residents to age in place.  
 

o The proposal will devalue the existing properties in the neighbourhood. 
 
From a Planning perspective, individual property values are not a key consideration in the 
review of proposed development. Irrespective of current property values, the development 
proposal meets the City’s long-terms goals of affordable housing, vibrant and diverse 
communities, and ageing in place.  
 

o The proposed development form will set a precedent on the ridge for future higher-
density developments. The subject site is not viewed as the “edge” of the neighbourhood. 

 
The subject site’s proximity to Highway 10 and its location at the easternmost edge of the 
residential areas within in the East Panorama Ridge community, adjacent to Business Park 
uses (to the east), provides a unique context for the consideration of the proposed higher-
density residential land use at this specific location.   
 

o School capacity and transit are not adequate to support the proposed development. 
 
As this residential development is marketed towards the downsizing and retiree market, it 
minimizes pressure on the school system. 
 

o 148 Street is not well maintained. Increasing the number of vehicles using 148 Street is 
inappropriate.  
 
148 Street will be improved to collector road standard through development with on-street 
parking, boulevard, street trees, street lighting, and a sidewalk. The applicant has 
volunteered to construct the sidewalk wider than the typical collector standard in order to 
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provide a more significant buffer and a comfortable pedestrian environment. Maintenance 
of 148 Street is in accordance with collector road standards.  
 

o The siting and design of the church has been the only attempt to respond to the concerns 
of area residents; the applicant has not attempted to respond to concerns about the 
townhouse portion of the proposal. 

 
In order to provide a transition and ensure a sensitive interface with the existing homes on 
the west side of 148 Street, the applicant is proposing a 10 metre (32 feet) building setback 
and a 7 metre (22 feet) landscape buffer on 148 Street. A total of five (5), two (2) storey 
duplexes are proposed on 148 Street that are designed to give the appearance of suburban 
single family dwellings. 
 

o Not all residents in the neighbourhood share the same opinion about the development 
proposal; some residents are opposed to the church as well as the townhouse proposal. 
 
Noted.  
 

The subject site has remained vacant and undeveloped for many years. Its proximity to Highway 
No. 10 and its location at the easternmost edge of the residential areas within in the East 
Panorama Ridge community, adjacent to Business Park uses (to the east), lends support for 
higher residential densities at this location.  
 
The development of half-acre lots on the subject site is not pragmatic given the economic reality 
of increasing land costs and housing affordability. 
 
The applicant has made reasonable efforts to respond to the concerns of area residents. The 
proposal achieves sensitive densification by responding to the context of the existing homes on 
the west side of 148 Street through generous setbacks, landscape buffers and sensitive building 
form and massing.  
 
Balancing all of the information above, it is appropriate to move the project forward to Public 
Hearing.  

 
TREES 
 

Nick McMahon, ISA Certified Arborist of Arbortech 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 2 2 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Bigleaf Maple 3 3 0 
Paper Birch 1 1 0 
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Total (excluding Alder and 
Cottonwood Trees)  4 4 0 

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 98 

Total Retained and Replacement 
Trees 98 

Contribution to the Green City Fund  0 

 
The Arborist Assessment states that there are a total of 4 protected trees on the site, excluding 
Alder and Cottonwood trees. Two (2) existing trees 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 ten (10) replacement trees on the site. The applicant is 
proposing 98 replacement trees, exceeding City requirements.   
 
In addition to the replacement trees, boulevard street trees will be planted on 148 Street. This 
will be determined by the Engineering Department during the servicing design review process.   

 
In summary, a total of 98 trees are proposed to be retained or replaced on the site. 
 

 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
February 19, 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 vacant site is proposed to be redeveloped into church and thirty 
six (36) townhouses. 
 

2.  Density & Diversity  
(B1-B7) 

N/A 

3.  Ecology & 
Stewardship  

(C1-C4) 

Low impact development standards (LIDs) are incorporated in the 
design of the project consisting of absorbent soils greater than 
300mm in depth. 

 
4.  Sustainable 

Transport & 
Mobility   

(D1-D2) 

Electric vehicle plug ins are proposed.  

5.  Accessibility & N/A 
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Sustainability 
Criteria  

Sustainable Development Features Summary 

Safety  
(E1-E3) 

6.  Green Certification  
(F1) 

N/A 

7.  Education & 
Awareness  

(G1-G4) 

Public notification and public meetings have taken place and the 
surrounding residents have had the opportunity to voice their 
concerns through the notification process. 

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

to reduce the minimum front yard (Highway No. 10) setback of the "Assembly Hall 2 
Zone (PA-2)" from 17.3 metres (56 feet) to 10 metres (32 feet); 

 
to increase the maximum building height allowed in the "Assembly Hall 2 Zone (PA-2)" 
from 9 metres (30 feet) to 17.3 metres (56 feet); 
 
to vary the "Assembly Hall 2 Zone (PA-2)" in order to permit off-street parking within the 
side yard setback along a flanking street; and 
 
to reduce the minimum landscaping required on the East side yard of the "Assembly Hall 
2 Zone (PA-2)" from 3 metres (10 feet) to 1.5 metres (5 feet). 

 
Justification for Variances: 

 
The proposed reduced front yard setback and increase in building height are necessary to 
accommodate the building footprint and site layout on the proposed lot. 
 
The proposed reduced front yard setback creates a more urban street presence on 
Highway 10 (56 Avenue). 
 
A review has been completed by staff, in order to ensure that the proposed massing, 
height and setbacks are appropriate for this location and compatible with existing and 
planned developments in the area.   

 
The proposed church will be located in the north-east corner of the subject site, away 
from the existing suburban half acre residential properties located on the west side of 148 
Street, as well as away from the proposed townhouse development on the south portion 
of the subject site. The proposed church will be separated from these residential areas by 
the proposed parking lot and landscape buffers which are to be installed along the west 
property line (148 Street) and adjacent to the north and east property lines of the 
proposed townhouse development.  
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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. Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations, 

Landscape Plans and Perspective 
Appendix III. Engineering Summary 
Appendix IV. School District Comments 
Appendix V. Summary of Tree Survey and Tree Preservation 
Appendix VI. Proposed Amendment to the East Panorama Ridge Concept Plan  
Appendix VII. OCP Redesignation Map 
Appendix VIII. Development Variance Permit No. 7916-0057-00 
Appendix IX. Proposed CD By-law 
 

Original signed by Ron Hintsche 
 
 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
CL/da 
 



 

APPENDIX I 
 

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

Infinity Properties Ltd. 
Address: 6360 - 202 Street, Suite 205 
 Langley, BC  V2Y 1N2 
   

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 14876 – Highway 10 (56 Avenue)  
14844 – Highway 10 (56 Avenue)  
 

 
(b) Civic Address: 14876 – Highway 10 (56 Avenue) 
 Owner: Benchmark Estate (2009) Ltd 
 PID: 010-526-935 
 Lot "A", Except Part on Plan BCP23653 Section 3 Township 2 New Westminster District 

Plan 19514 
 
 
(c) Civic Address: 14844 – Highway 10 (56 Avenue) 
 Owner: Benchmark Estate (2009) Ltd 
 PID: 010-526-951 
 Lot "B", Except Part in Plan BCP23653 Section 3 Township 2 New Westminster District 

Plan 19514 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to amend the Official Community Plan to redesignate the site. 
 

(b) Introduce By-laws to rezone the site. 
 

(c) Application is under the jurisdiction of MOTI.   
 

MOTI File No. 2016-01720 
 

(d) Proceed with Public Notification for Development Variance Permit No. No. 7916-0057-00 
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 
 

 Church Site 
Proposed Zoning:  PA-2 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total   
  Road Widening area   
  Undevelopable area   
 Net Total  2.45 hectares 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures   
 Paved & Hard Surfaced Areas   
 Total Site Coverage 40% 13% 
   
SETBACKS ( in metres)   
 Front (Highway No. 1) 17.3 metres 10 metres 
 Rear 17.3 metres 59.7 metres 
 Side Yard Flanking Street (148 Street) 17.3 metres 57.6 metres 
 South Side Yard 17.3 metres 27.5 metres 
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 9 metres 17.3 metres 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total   
   
FLOOR AREA:  Residential   
   
FLOOR AREA: Commercial   
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Worship Centre  6,450 square 

metres 
   
TOTAL BUILDING FLOOR AREA  6,450 square 

metres 
* 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) 0.5 0.3 
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial   
 Industrial    
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed   
 Residential Visitors   
   
 Worship Centre 645 645 
   
 Total Number of Parking Spaces 645 645 
   
 Number of accessible stalls 7 7 
 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 
 
 
 
 
 
 
 
 
 
 
 
 



 

DEVELOPMENT DATA SHEET 
 

 Townhouse Site 
Proposed Zoning:  CD (based on RM-10) 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total   
  Road Widening area   
  Undevelopable area   
 Net Total  1.49 hectares 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures   
 Paved & Hard Surfaced Areas   
 Total Site Coverage 40% 38% 
   
SETBACKS ( in metres)   
 Front (148 Street) 7.5 metres 10 metres 
 Rear 7.5 metres 4 metres 
 North Side Yard 7.5 metres 4 metres 
 South Side Yard 7.5 metres 4.5 metres 
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 9 metres 8.8 metres 
 Accessory 4 metres  
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom + (Four bedrooms)  36 
 Total   
   
FLOOR AREA:  Residential  6,404 square 

metres 
   
FLOOR AREA: Commercial   
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Institutional   
   
TOTAL BUILDING FLOOR AREA  6,404 square 

metres 
* 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) 10 units per acre 10 units per acre 
 FAR (gross)   
 FAR (net) 0.5 0.4 
   
AMENITY SPACE (area in square metres)   
 Indoor 108 square metres 61 square metres 
 Outdoor 108 square metres 148 square metres 
   
PARKING (number of stalls)   
 Commercial   
 Industrial    
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed 72 72 
 Residential Visitors 7 12 
   
 Institutional   
   
 Total Number of Parking Spaces 79 84 
   
 Number of disabled stalls 1 1 
 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 
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