
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7916-0091-00 
 

Planning Report Date:  July 11, 2016  
 

PROPOSAL: 

Rezoning  a portion from RF to RF-12 

to allow subdivision into 4 single family lots 
 

LOCATION: 971 - 164 Street 

OWNER: Brian S. Udal 
 

ZONING: RF 

OCP DESIGNATION: Urban 
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RECOMMENDATION SUMMARY 
 

By-law Introduction and set date for Public Hearing for rezoning. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

None. 
 
 
RATIONALE OF RECOMMENDATION 
 

The proposed development complies with the land use designation of the Official Community 
Plan. 

 
The proposed subdivision conforms to the City's infill policy. 
 
The proposed RF lots are consistent with the established residential development pattern 
along both sides of 164 Street.   

 
The proposed RF-12 lots front onto 163 Street and complete the established RF-12 development 
pattern in the existing cul-de-sac.   

 
The proposal is consistent with the concept plan provided as part of the subdivision of the 
adjacent properties to the south and east in 2002 under Development Application No. 
7901-0258-00.   
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to rezone a portion of the subject site from “Single Family 

Residential Zone” (RF) to “Single Family Residential (12) Zone” (RF-12) for Block A on the 
Survey Plan (attached as Appendix I), and a date be set for Public Hearing. 

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

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

 
(b) submission of a subdivision layout to the satisfaction of the Approving Officer; 

 
(c) submission of an acceptable tree survey and a statement regarding tree 

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

to the satisfaction of the City Landscape Architect;  
 
(e) the applicant address the concern that the development will place additional 

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

 
(f) demolition of existing buildings and structures to the satisfaction of the Planning 

and Development Department; and 
 
(g) the applicant satisfy the deficiency in tree replacement on the site, to the 

satisfaction of the Planning and Development Department. 
 
 
REFERRALS 
 
Engineering: The Engineering Department has no objection to the project 

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

School District: Projected number of students from this development: 
 
2 Elementary students at South Meridian Elementary School 
1 Secondary students at Earl Marriott Secondary School 
 
(Appendix V) 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by spring 2017. 
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Parks, Recreation & 
Culture: 
 

Parks have some concerns about the pressure this project will place 
on existing Parks, Recreation and Culture facilities in the 
neighbourhood. The applicant will be required to address these 
concerns prior to final adoption of the rezoning by-law. 
 

 
SITE CHARACTERISTICS 
 
Existing Land Use:   Single family dwelling 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North: 
 

Single family 
dwellings 

Urban RF 

East (Across 164 Street): 
 

Single family 
dwellings 

Urban RF 

South: 
 

Single family 
dwellings 

Urban RF and RF-12 

West: 
 

Single family 
dwelling 

Urban RF-12 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background: 
 

The subject property is approximately 2,167 square metres (0.54 acres) in size.  The property is 
designated “Urban in the Official Community Plan (OCP) and zoned “Single Family 
Residential Zone” (RF). 
  
The existing single family house on the property will be removed. 

 
Current Proposal: 
 

The applicant is proposing to subdivide the existing RF-zoned property into a total of 4 lots. 
  
The applicant is proposing to rezone the western portion of the site from “Single Family 
Residential Zone” (RF) to “Single Family Residential (12) Zone” (RF-12) to allow for subdivision 
into 2 new single family small lots.   

 
The proposed RF-12 lots will be 443 square metres (4,790 ft.) and 410 square metres (4,413 ft.) 
in area, which exceeds the minimum lot area requirements of the RF-12 Zone.  The RF-12 lots 
front onto 163 Street and complete the established RF-12 development pattern in the cul-de-
sac.   

 
The eastern portion of the site will remain zoned RF and the existing house is proposed to 
be demolished to permit subdivision into two lots.  The two proposed RF lots will be 642 
square metres (6,910 sq. ft.) in area.  The proposed RF lots front onto 164 Street and 
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maintain the established RF-zoned development pattern on both the east and west sides of 
164 Street.   

 
The proposed rezoning and subdivision is consistent with the concept plan provided when 
the adjacent properties to the south and east were subdivided in 2002 under Development 
Application No. 7901-0258-00 (Appendix III).   

 
 
PRE-NOTIFICATION 
 

Pre-notification letters were sent on May 17, 2016 to 90 households within 100 metres (328 ft.) 
of the site, as well as the Little Campbell Watershed Society.  The development proposal sign 
was erected on May 11, 2016.  To date staff have received 3 phone calls and 2 letters in response 
to the public notification expressing the following concerns: 
 
Requests for more information: 

 

Staff received three phone calls requesting more information on the proposed 
development.  

 
(Staff provided details of the proposal over the phone and sent preliminary site plans via 
email). 
 

Driveway access onto 163 Street: 
 

Several respondents expressed concern regarding the two additional driveways that are 
proposed for the 163 Street cul-de-sac.  These residents felt that there is not sufficient 
space for two additional driveway letdowns and that the proposed driveways and removal 
of existing landscaping will impact their property values.   
 

(The proposed driveway letdowns meet City standards.  The proposed subdivision and 
orientation of the lots on the cul-de-sac is consistent with the concept plan provided as 
part of the subdivision of the adjacent properties to the south and east in 2002 under 
Development Application No. 7901-0258-00 (Appendix III)). 

 
Parking 1n the 163 Street cul-de-sac: 
 
Several residents expressed concerns regarding additional parking in the 163 Street cul-de-sac.  
These residents did not want to see the triangular parking island seen in the cul-de-sac to the 
south replicated in the north cul-de-sac.   

 
(Staff confirmed that no such parking island is proposed, nor would it be required. Street 
parking within the cul-de-sac is currently not permitted, and this is not proposed to 
change.). 

 
Additional Traffic: 
 
There were concerns raised about the increased traffic flow and associated safety concerns 
that could result from two additional houses in the cul-de-sac and from construction vehicles 
when the homes are under construction.   
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(The two additional homes proposed on the 163 Street cul-de-sac are not expected to 
have a significant impact on traffic flows in the area.). 

 
Drainage and tree retention: 
 
Nearby residents noted some existing drainage issues on their properties and expressed 
concerns that the proposed development and tree removal could result in additional overland 
flow and drainage issues on their properties. 

 
(The applicant has provided a preliminary servicing concept plan and lot grading plan 
that were reviewed by staff and found to be acceptable.  The applicant has also provided 
a tree survey and arborist report that identifies the protected trees on the property and 
which trees are proposed to be removed.  Of the 16 protected trees identified on the site, 
the applicant proposes to retain 4 and provide an additional 12 replacement trees as well 
as a $3,600 contribution to the Green City Fund to compensate for the deficit in tree 
replacement.).   

 
 
TREES 
 

Andrew Connell, 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 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Arbutus 2 1 1 
Corkscrew Willow 1 1 0 

Coniferous Trees 
Grand Fir 4 4 0 

Lawson Cypress 1 1 0 
Western Red Cedar 8 5 3 

Total (excluding Alder and 
Cottonwood Trees)  16 12 4 

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 12 

Total Retained and Replacement 
Trees 16 

Contribution to the Green City Fund  $3,600.00 

 
The Arborist Assessment states that there are a total of 16 protected trees on the site, 
excluding Alder and Cottonwood trees.  There are no Alder or Cottonwood trees on the site.  
It was determined that 4 trees can be retained as part of this development proposal.  The 
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proposed tree retention was assessed taking into consideration the location of services, 
building footprints, road dedication and proposed lot grading.  

 
For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 
replacement ratio. This will require a total of 24 replacement trees on the site.  Since only 12 
replacement trees are proposed on the site, the deficit of 12 replacement trees will require a 
cash-in-lieu payment of $3,600, representing $300 per tree, to the Green City Fund, in 
accordance with the City’s Tree Protection By-law.  

 
In summary, a total of 16 trees are proposed to be retained or replaced on the site with a 
contribution of $3,600 to the Green City Fund. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary, Project Data Sheets, and Survey Plan 
Appendix II. Proposed Subdivision Layout 
Appendix III Concept Plan from 7901-0258-00 
Appendix IV. Engineering Summary 
Appendix V School District Comments 
Appendix VI Building Design Guidelines Summary 
Appendix VII Summary of Tree Survey and Tree Preservation 
 

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



 

APPENDIX I 
 

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

Coastland Engineering & Surveying Ltd. 
Address: #101 - 19292 - 60 Avenue 
 Surrey, B.C.   V3S 3M2 
   
Tel: 604-532-9700 - Work 
 604-532-9700 - Fax 

 
 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 971 - 164 Street 
 

 
(b) Civic Address: 971 - 164 Street 
 Owner: Brian S. Udal 
 PID: 025-455-630 
 Lot 9  Section 12  Township 1  Plan Bcp430  New Westminster District 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

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



 

SUBDIVISION DATA SHEET 
 

 Proposed Zoning:  RF and RF-12 
 

Requires Project Data Proposed 
GROSS SITE AREA  
 Acres 0.54 
 Hectares 0.22 
  
NUMBER OF LOTS  
 Existing 1 
 Proposed 2 
  
SIZE OF LOTS RF RF-12 
 Range of lot widths (metres) 16.5 m -21.3 m 13.4 m 
 Range of lot areas (square metres) 642 m2 410 m2 – 445 m2 
  
DENSITY RF RF-12 Site 
 Lots/Hectare & Lots/Acre (Gross) 15.6/ 6.3 22.7/ 9.2 18.5/ 7.5 
 Lots/Hectare & Lots/Acre (Net)    
  
SITE COVERAGE (in % of gross site area) RF RF-12 Site 
 Maximum Coverage of Principal & 

Accessory Building 
38.0 48.6 42.2 

 Estimated Road, Lane & Driveway Coverage 7.0 13.4 9.6 
 Total Site Coverage 45.0 62.0 51.8 
  
PARKLAND  
 Area (square metres) n/a 
 % of Gross Site  
  
 Required 
PARKLAND  
 5% money in lieu NO 
  
TREE SURVEY/ASSESSMENT YES 
  
MODEL BUILDING SCHEME YES 
  
HERITAGE SITE Retention NO 
  
FRASER HEALTH Approval NO 
  
DEV. VARIANCE PERMIT required  
 Road Length/Standards NO 
 Works and Services NO 
 Building Retention NO 
 Others  NO 
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School Enrolment Projections 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.

THE IMPACT ON SCHOOLS
APPLICATION #: 16 0091 00

SUMMARY
The proposed   4 Single family with suites South Meridian Elementary
are estimated to have the following impact
on the following schools:

Projected # of students for this development:

Elementary Students: 2
Secondary Students: 1

September 2015 Enrolment/School Capacity

South Meridian Elementary
Enrolment (K/1-7): 39 K + 265  
Capacity   (K/1-7): 40 K + 250

Earl Marriott Secondary
Enrolment  (8-12): 1912 Earl Marriott Secondary
Nominal Capacity (8-12): 1500  
Functional Capacity*(8-12); 1620

Projected cumulative impact of development 
Nominal Capacity (8-12):
subject project) in the subject catchment areas:

Elementary Students: 2
Secondary Students: 392
Total New Students: 395

There are no capital projects identified at South Meridian in the District's 5-Year Capital Plan.  Some of 
the existing enrolment pressures at South Meridian are from students who reside in the Douglas area 
where a new school is requested as a part of the District's 5-Year Capital Plan (approval timelines are 
unknown).  A new secondary school in the Grandview Heights area has just received capital project 
approval  and will help alleviate enrolment pressure at Earl Marriot and Semiahmoo (likely open 2020). 

    Planning
Tuesday, June 07, 2016

*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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Arborist Report – 971 164th Street 
   

3551 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 | F 604-733-4879 11 
 

Table 3. Tree Preservation Summary. 

TREE PRESERVATION SUMMARY 
 

Surrey Project No: 
Address: 

Unknown 
971 164th Street, Surrey, BC 

Registered Arborist: Andrew Connell B.Sc.  
ISA Certified Arborist (PN6991A) 
ISA Qualified Tree Risk Assessor 
BC Parks Wildlife and Danger Tree Assessor 
Certified Landscape Technician 

. 

On-Site Trees Number of Trees 

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

 16 

Protected Trees to be Removed 12 

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

4 

Total Replacement Trees Required: 

24 
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

    X one (1) = 0   
- All other Trees Requiring 2 to 1 Replacement Ratio 

  12 X two (2) = 24   
Replacement Trees Proposed  12 
Replacement Trees in Deficit 12 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]   

Off-Site Trees Number of Trees 

Protected Off-Site Trees to be Removed  1 
Total Replacement Trees Required: 

4 
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

    X one (1) = 0   
- All other Trees Requiring 2 to 1 Replacement Ratio 

   2 X two (2) = 4   
Replacement Trees Proposed  0 
Replacement Trees in Deficit 4 

 
Summary prepared and 
submitted by:   

 

 May 31, 2016  

 Arborist    Date 

APPENDIX VII




