
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7916-0494-00 
 

Planning Report Date:  May 8, 2017  
 

PROPOSAL: 

Rezoning from RF to RF-13 

to allow subdivision into three (3) small, single family 
lots. 
 

LOCATION: 5891- 172A Street 

OWNER: Piara Homes Ltd. 

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 
 

Complies with the Urban designation in the Official Community Plan (OCP).  
 

The proposed rezoning and subdivision, to create three (3) RF-13-zoned lots with proposed lot 
widths of 18.3 metres (60 ft.), will create a streetscape that is consistent with the existing RF-
zoned pattern of development in the neighbourhood. 

 
The three (3) RF-13-zoned lots are proposed to front 59 Avenue and will provide an 
appropriate interface with the nine (9) RF-zoned lots, with proposed lot widths of 15.7 metres 
(51.5 ft.), proposed on the property (5916 – 172 Street) to the north, across 59 Avenue, under 
Development Application No. 7916-0331-00 (PLA issued on February 23, 2017).   
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to rezone the subject site from "Single Family Residential Zone 

(RF)" to "Single Family Residential (13) Zone (RF-13)" 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) approval from the Ministry of Transportation & Infrastructure; 
 
(d) submission of a finalized tree survey and a statement regarding tree preservation 

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

satisfaction of the Planning and Development Department;  
 
(f) the applicant 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; and 

 
(g) demolition of existing buildings and structures 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 III. 
 

School District: Projected number of students from this development: 
 
2 Elementary students at George Greenaway Elementary School 
1 Secondary student at Lord Tweedsmuir 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 May 2018. 
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Parks, Recreation & 
Culture: 
 

Parks supports the application, but has some concerns about the 
pressure the project will place on park amenities in the area. The 
applicant has volunteered a $500/lot Parks Amenity Contribution, 
totaling $1,000 for the two (2) newly created lots, and Parks has 
accepted this amount to address these concerns.   
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary approval of the rezoning is granted by MOTI for 1 year. 
 

 
SITE CHARACTERISTICS 
 
Existing Land Use: Existing house and accessory building, oriented towards 172A Street, which 

are to be removed.  
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North (Across unopened 
59 Avenue half-road): 
 

Vacant lot under 
Application No. 7916-
0331-00 to subdivide 
into 9 single family lots 
(PLA issued on 
February 23, 2017)  

Urban RF 

East (Across 172A Street): 
 

Single family dwellings Urban RF 

South: 
 

Duplex Urban RM-D 

West (Across ): 
 

Single family dwelling Urban RF 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Proposal and Context 
 

The 1,512-square metre (0.37-acre) subject property is located at 5891 – 172A Street in 
Cloverdale. The site is designated Urban in the Official Community Plan (OCP) and zoned 
"Single Family Residential Zone (RF)". 

 
The applicant proposes to rezone the subject property to "Single Family Residential (13) Zone" 
in order to subdivide into three (3) small single family lots.  

 
All of the proposed lots exceed the minimum requirements of the RF-13 Zone for Type II lots.  
Proposed Lots 1 and 2 are Interior Lots and proposed Lot 3 is a Corner Lot. 
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The surrounding neighbourhood is characterized predominantly by single family, RF-zoned 
lots. The proposed RF-13 lots will be the first small lot zoning in this neighbourhood. 
However, the proposed lots are considerably larger in area and width than the minimum RF-13 
requirements. The proposed lots are close to the minimum lot area (560 square metres / 6,000 
sq.ft.) and lot width (15 metres / 50 ft.) of the RF-Zone and as such will fit the character of the 
established area. 

  
A comparison of the proposed lots to the RF-13 Zone and the RF Zone is provided in the 
following table: 

 
 RF-13 Zone Proposed 

Type II RF-13 Lots RF Zone Type I Type II 
Interior Lot     
 Lot Area 336 sq.m. 

(3,595 sq.ft) 
336 sq.m. 

(3,595 sq.ft.) 
502.5 sq.m. 

(5,409 sq.ft.) 
560 sq.m. 

(6,000 sq.ft.) 
 Lot Width 12 m. 

(40 ft.) 
13.4 m. 
(44 ft.) 

18.3 m. 
(60 ft.) 

15 m. 
(50 ft.) 

 Lot Depth 28 m. 
(92 ft.) 

24 m. 
(79 ft.) 

27.3 m. 
(90 ft.) 

28 m. 
(92 ft.) 

Corner Lot     
 Lot Area 380 sq.m. 

(4,066 sq.ft.) 
380 sq.m. 

(4,066 sq.ft.) 
502.5 sq.m. 

(5,409 sq.ft.) 
560 sq.m. 

(6,000 sq.ft.) 
 Lot Width 14 m. 

(46 ft.) 
15.4 m. 
(51 ft.) 

18.3 m. 
(60 ft.) 

15 m. 
(50 ft.) 

 Lot Depth 28 m. 
(92 ft.) 

24 m. 
(79 ft.) 

27.5 m. 
(90 ft.) 

28 m. 
(92 ft.) 

 
The property to the immediate north of the unopened 59 Avenue road allowance 
(5916 - 172 Street) is currently under application (Development Application No. 7916-0331-00) 
to subdivide into nine (9) RF-zoned single family lots.  This subdivision-only application 
received Preliminary Layout Approval (PLA) on February 23, 2017 and is currently in the 
detailed engineering design phase. 
  
The proposed RF-13-zoned houses will be comparable to the existing RF-zoned houses in the 
neighbourhood.  The maximum house size for the proposed RF-13-zoned lots compared to the 
RF-13 Zone and RF Zone regulations is provided in the following table: 
 

 RF-13 Proposed RF-13 Lots RF Zone 
Lot Size 336 sq.m. 

(3,595 sq.ft.) 
502.5 sq.m. 
(5,409 sq.ft.) 

560 sq.m. 
(6,000 sq.ft.) 

Floor Area Ratio (FAR) 0.72 0.72 0.60 
House Size (based on 
Lot Size X FAR) 

242 sq.m. 
(2,604 sq.f.) 

265 sq.m. 
(2,860 sq.ft.) 

336 sq.m. 
(3,617 sq.ft.) 

Maximum House Size 265 sq.m. 
(2,860 sq.ft.) 

265 sq.m. 
(2,860 sq.ft.) 

465 sq.m. 
(5,000 sq.ft.) 

 
On April 24, 2017, Council approved the recommendations in Corporate Report No. R081 
regarding a request for zoning changes in the Cloverdale Slope single family neighbourhood, 
which is located between 180 and 182 Streets and 58 and 60 Avenues to the east to the 
Cloverdale Town Centre.  The subject site is located west of the Cloverdale Town Centre. 
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The site is in close proximity of amenities in the Cloverdale Town Centre.  
 

Road Dedication 
 

The subject property currently fronts 172A Street, a Limited Local road which terminates at 
the partial cul-de-sac bulb of 59 Avenue directly to the northwest of the site. 

 
A 10-metre (33 ft.) wide unopened road allowance flanks the north side of the subject 
property.  

 
The applicant proposes to provide access to all proposed lots via a new Through Local road 
(59 Avenue).  

 
The applicant has indicated that due to works and services requirements they do not intend to 
finalize the subject application until after the finalization of Development Application No. 
7916-0331-00, directly north across the unopened road allowance. The adjacent application 
will be required to dedicate an additional 8 metres (26 ft.) of road widening and construct the 
11.5-metre (38 ft.) required for the half road of the ultimate 18-metre (59-foot) through local 
standard, including the north portion of the 172A Street cul-de-sac. The remainder of the 
through local road (59 Avenue) flanking the north side of the subject property will be 
constructed as part of the subject application.   

 
The applicant has been informed by staff that should the subject application precede 
Development Application No. 7916-0331-00, they will be required to dedicate an additional 
1.5 metres (5 ft.), as measured from the north property line, or alternatively, obtain a 1.5-metre 
(5 ft.) wide statutory right-of-way on the property to the north (5916 – 172 Street), to construct 
the 11.5-metre (38-foot) half road of the ultimate 18-metre (59-foot) through local  standard.  

 
If additional dedication is required from the subject property, the proposed lots will still meet 
the minimum lot area and dimensional requirements of the RF-13 Zone (Type II lots).  

 
The applicant will also be required to construct the west side of 172A Street to the Through 
Local road standard and register a 0.5-metre (1.5 foot) wide statutory right-of-way for utility 
access.  

 
Neighbourhood Character Study and Building Scheme 
 

The applicant retained Tejeshwar Singh, of Simplex Consultants Ltd., as the Design 
Consultant to prepare a Character Study and Building Design Guidelines for the subject 
property to generally maintain consistency with the existing single family dwellings in the 
adjacent neighbourhood.  

 
The Character Study involved reviewing a number of existing homes in the neighbourhood in 
order to establish suitable design guidelines for the proposed subdivision. The study found 
that while the majority of the older, existing "Rancher" style homes do not provide a suitable 
context for future redevelopment, the existing "West Coast Modern" style homes provide 
suitable architectural context. The Design Consultant has proposed a set of building design 
guidelines that recommend updated design standards while maintaining a strong relationship 
with the context homes (Appendix VI). 
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Lot Grading 
 

Preliminary lot grading plans were prepared and submitted by Coastland Engineering and 
Surveying Ltd. The plans were reviewed by staff and found to be acceptable. 

 
As 59 Avenue will slope upwards from 172A Street to 172 Street the applicant is proposing fill 
over 0.5-metre (1.5-foot) in depth for the northern half of proposed Lots 1 and 2 and a small 
portion in the northeast of proposed Lot 3 to ensure a smooth future road interface.  

 
A 0.7-metre (2.5 ft.) high, 7.50-metre (25-foot) long retaining wall is proposed approximately 
0.5 metres (2 ft.) from the western property line of proposed Lot 1. To accommodate overland 
water flows from the existing lot to the east (5893 – 172 Street) a French drain, containing 
gravel and a perforated pipe, is proposed for the western edge of proposed Lot 1, between the 
property line and the proposed retaining wall.    

 
Basements are proposed for all lots. Final confirmation on whether in-ground basements are 
achievable will be determined once final engineering drawings have been reviewed and 
accepted by the City’s Engineering Department.  

 
 
PRE-NOTIFICATION 
 
Pre-notification letter were sent out on December 20, 2016 to 77 properties and the development 
proposal sign was installed on December 16, 2016. Staff have received a response in support of the 
proposed development from the Cloverdale Community Association (CCA)(Appendix V) and the 
following response from one (1) respondent: 
 

One resident expressed concern that the construction of 59 Avenue, turning 172A Street from 
a Limited Local road terminating in a cul-de-sac into a Through Local road with access to 172 
Street via 59 Avenue, would significantly increase traffic volumes and change the character of 
the existing neighbourhood.  

 
(The applicant will be required to undertake the partial construction of 59 Avenue within the 
existing, unopened road allowance. Transportation Engineering has confirmed that, in 
conjunction with adjacent development, a through road was always intended for this 
location to facilitate through traffic and the connection between 172 Street and 172A Street. 
 
All of the lots proposed under Development Application No. 7916-0494-00 and Development 
Application No. 7916-0331-00, to the north of the unopened road allowance, will be able to 
accommodate the minimum number of off-street parking spaces and are not expected to 
generate significant pressures on future, on-street parking along 59 Avenue.) 

 
 
TREES 
 

Dan Brown, ISA Certified Arborist of Diamond Head Consulting Ltd. prepared an Arborist 
Assessment for the subject property. The following table 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 

Black Cottonwood 3 3 0 

Deciduous Trees  

Apple 1 1 0 
English Oak 1 0 1 

Norway Maple 1 0 1 
Purple Plum 2 2 0 

Coniferous Trees 
Douglas Fir 1 1 0 

Sawara Cypress 3 3 0 

Total  (excluding Alder and 
Cottonwood Trees) 9 7 2 

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 9 

Total Retained and Replacement 
Trees 11 

Contribution to the Green City Fund  $3,200.00 

 
The Arborist Assessment states that there are a total of 9 mature trees on the site, excluding 
Cottonwood trees. Three (3) existing trees, approximately 25% of the total trees on the site, 
are Cottonwood trees. It was determined that two (2) 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.  
 
The proposed alignment of the sidewalk on 172A Street was altered in order to maximize tree 
preservation on the site. This will require suspended slab for the sidewalk and supervision by 
an arborist during construction.  

 
For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 
replacement ratio for Cottonwood trees, and a 2 to 1 replacement ratio for all other trees. This 
will require a total of 17 replacement trees on the site.  Since only 9 replacement trees can be 
accommodated on the site (based on an average of 3 trees per lot), the deficit of 8 replacement 
trees will require a cash-in-lieu payment of $3,200, representing $400 per tree, to the Green 
City Fund, in accordance with the City’s Tree Protection By-law.  

 
In addition to the replacement trees, boulevard street trees will be planted on 59 Avenue and 
172A Street. This will be determined by the Engineering Department during the servicing 
design review process.   

 
The new trees on the site will consist of a variety of trees including Blue Spruce and Daybreak 
Cherry. 
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In summary, a total of 9 trees are proposed to be retained or replaced on the site with a 
contribution of $3,200 to the Green City Fund. 

 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
April 25, 2017. 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 subject site is within an established neighbourhood. 
The proposed rezoning and subdivision complies with the Urban 
designation in the Official Community Plan (OCP).  
 

2.  Density & Diversity  
(B1-B7) 

Secondary suites will be permitted on all three (3) lots, subject to 
meeting the zoning and building requirements for a secondary suite. 

3.  Ecology & 
Stewardship  

(C1-C4) 

N/A 

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

The development incorporates Low Impact Development Standards 
as per the requirements of the Cloverdale-McLellan Integrated 
Stormwater Management Plan (ISMP). 

5.  Accessibility & 
Safety  

(E1-E3) 

The development incorporates Crime Prevention Through Enhanced 
Design (CPTED) principles, such as providing "eyes on the street". 

6.  Green Certification  
(F1) 

N/A 

7.  Education & 
Awareness  

(G1-G4) 

Pre-notifications letters were distributed to nearby property owners 
and a Development Proposal Sign was installed on the subject 
property to provide development and contact information to the 
public.  
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Subdivision Data Sheet 
Appendix II. Proposed Subdivision Layout 
Appendix III. Engineering Summary 
Appendix IV School District Comments 
Appendix V Letter from Cloverdale Community Association (CCA) 
Appendix VI Building Design Guidelines Summary 
Appendix VII Summary of Tree Survey and Tree Preservation 
 
 

original signed by Judith Robertson 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
CRL/da 
 



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: 19292 – 60 Avenue, Unit 101 
Surrey, BC  V3S 3M2 

2. Properties involved in the Application

(a) Civic Address: 5891 - 172A Street 

(b) Civic Address: 5891 - 172A Street 
Owner: Piara Homes Ltd. 
PID: 011-363-487
Lot 10 Section 7 Township 8 New Westminster District Plan 8584 

3. Summary of Actions for City Clerk's Office

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

(b) Application is under the jurisdiction of MOTI 

MOTI File No. 2017-01006 



 

SUBDIVISION DATA SHEET 
 

 Proposed Zoning:  RF-13 
 

Requires Project Data Proposed 
GROSS SITE AREA  
 Acres 0.37 ac. 
 Hectares 0.1512 ha. 
  
NUMBER OF LOTS  
 Existing 1 
 Proposed 3 
  
SIZE OF LOTS  
 Range of lot widths (metres) 18.3 metres 
 Range of lot areas (square metres) 502.5 sq.m 
  
DENSITY  
 Lots/Hectare & Lots/Acre (Gross) 19.8 u.p.h. & 8 u.p.a. 
 Lots/Hectare & Lots/Acre (Net) 19.8 u.p.h. & 8 u.p.a. 
  
SITE COVERAGE (in % of gross site area)  
 Maximum Coverage of Principal & 

Accessory Building 
49.9% 

 Estimated Road, Lane & Driveway Coverage 8.8% 
 Total Site Coverage 58.7% 
  
PARKLAND  
 Area (square metres) N/A 
 % of Gross Site N/A 
  
 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 0494 00

SUMMARY
The proposed   3 Single family with suites George Greenaway 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 2018 Enrolment/School Capacity

George Greenaway Elementary
Enrolment (K/1-7): 57 K + 398
Capacity   (K/1-7): 40 K + 475

Lord Tweedsmuir Secondary
Enrolment  (8-12): 2055 Lord Tweedsmuir Secondary
Nominal Capacity (8-12): 1400
Functional Capacity*(8-12); 1512

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

Elementary Students: 3
Secondary Students: 208
Total New Students: 210

The Georges Greenaway Elementary catchment was expanded in 2013 to include some of the Surrey 
Centre Elementary catchment.  The school is not expected to exceed capacity in the near future.  The 
school district is currently constructing a new 1,500 capacity secondary school, Salish Secondary, in the 
West Clayton area which will help relieve overcrowding at Lord Tweedsmuir and Clayton Heights. The 
proposed application will not have an impact on these projections.

    Planning
March-15-17

*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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Cloverdale Community Association 
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Arborist Report – 5891 172A Street, Surrey, BC 

3551 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 | F 604-733-4879 13 

Table 4. Tree Preservation Summary 

TREE PRESERVATION SUMMARY 

Surrey Project No: 
Address: 

Unknown 
5891 172A Street, Surrey, BC 

Registered Arborist: Dan Brown, B.Sc 
ISA Certified Arborist (PN7785-A) 
ISA Qualified Tree Risk Assessor (TRAQ) 

. 

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) (does not included below bylaw sized trees growing in the 59 Ave 
right-of-way) 

 12 

Protected Trees to be Removed 10  

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

 2 

Total Replacement Trees Required: 

17 
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

3 X one (1) = 3
- All other Trees Requiring 2 to 1 Replacement Ratio

7 X two (2) = 14 
Replacement Trees Proposed 9 
Replacement Trees in Deficit 8 
Protected Trees to be Retained in Proposed [Open Space / Riparian 
Areas] 

Off-Site Trees Number of Trees 

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

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

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

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

Summary prepared and 
submitted by:   

October 4, 2016 

Arborist   Date 






