
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7917-0218-00 
 

Planning Report Date:  October 2, 2017  
 

PROPOSAL: 

Rezoning from RA to RF 
 

to allow subdivision into six (6) single family lots.  

LOCATION: 16219 - 80 Avenue 

ZONING: RA  

OCP DESIGNATION: Urban 

TCP DESIGNATION: Single Family Urban  (Stage 1 
Fleetwood Town Centre Plan 
Update) 

  

 

 



Staff Report to Council 
 
File: 7917-0218-00 

Planning & Development Report 
 

Page 2 
 
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). 
 

Complies with the "Single Family Urban" designation in the Stage 1 Fleetwood Town Centre 
Plan Update. 

 
The proposal complies with City Infill Policy No. O-30. 

 
The proposed RF lots are consistent with the established residential development pattern 
along both sides of 80 Avenue and along the south side of 80A Avenue. 

 
The proposal is consistent with the concept plan provided as part of the subdivision of the 
adjacent properties to the west in 2009 under Development Application No. 7909-0201-00. 
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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 "Single Family Residential Zone (RF)" 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 a finalized tree survey and a statement regarding tree preservation 

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

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

and Development Department; and 
 
(f) registration of a Section 219 Restrictive Covenant for tree preservation on proposed 

Lot 1. 
 

 
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: 
 
3 Elementary students at William Watson Elementary School 
2 Secondary students at Fleetwood Park Secondary School 
 
(Appendix IV) 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by Winter 
2018. 
 

Parks, Recreation & 
Culture: 
 

No objection. 
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SITE CHARACTERISTICS 
 
Existing Land Use:  Single family dwelling and detached accessory buildings (storage sheds), 

which are to be demolished.   
 
Adjacent Area: 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

North: 
 

City-owned park 
(Walnut Park) 

Urban in the OCP; 
Parks & Linear 
Corridors in the 
Stage 1 Fleetwood 
Town Centre Plan 
(TCP) Update 

RA 

East: 
 

Single family 
dwellings 

Urban in the OCP; 
Single Family Urban 
in the Stage 1 
Fleetwood TCP 
Update 

RF 

South (Across 80 Avenue): 
 

Single family 
dwellings 

Urban in the OCP RF 

West: 
 

Single family 
dwellings 

Urban in the OCP; 
Single Family Urban 
in the Stage 1 
Fleetwood TCP 
Update 

RF 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Context and Proposal 
 

The 0.4339-hectare (1.07-acre) subject property is located at 16219 – 80 Avenue in Fleetwood. 
 

The subject site is designated "Urban" in the Official Community Plan (OCP), "Single Family 
Urban" in the Stage 1 Fleetwood Town Centre Plan Update and zoned "One-Acre Residential 
Zone (RA)". 

 
The applicant is proposing to rezone from “One-Acre Residential Zone (RA)” to “Single Family 
Residential Zone (RF)” in order to permit subdivision into six (6) single family lots.  

 
Proposed Lots 1 to 6 will range in size from 584 square metres (6,286 sq.ft.) to 646 square 
metres (6,953 sq.ft.) and in lot depth from 36.1 metres (118 ft.) to 38.8 metres (127 ft.).  

 
All of the proposed lots are 16.5 metres (54 ft.) in width, which is consistent with the existing 
RF lot widths in the neighbourhood.  
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Proposed Lots 1 to 3 will be oriented towards and accessed from the new section of 80A 
Avenue, to be constructed as part of the subject application (see Road Dedication section), 
while proposed Lots 4 to 6 will be oriented towards and accessed from 80 Avenue. 

 
The proposal is consistent with the established residential development pattern along both 
sides of 80 Avenue and along the south side of 80A Avenue, as well as with the concept plan 
provided as part of the subdivision of the adjacent properties to the west in 2009 under 
Development Application No. 7909-0201-00. 

 
Road Dedication 
 

The subject property currently fronts and is accessed from 80 Avenue, a Collector Road with 
an ultimate road width of 24 metres (79 ft.). 

 
The applicant will be required to dedicate 0.942 metres (3 ft.) along 80 Avenue for road 
widening and reconstruct the existing 1.5-metre (5-foot) wide concrete sidewalk along the 
north edge of the 80 Avenue road allowance.  

 
80 Avenue, which fronts the subject property, is classified as a collector road. Part 7 Special 
Building Setbacks of the Zoning By-law stipulates that the setback of the buildings on a lot 
abutting an existing or future major road shall be the sum of one-half of the ultimate road 
width shown in the Major Road Allowance Map, measured from the centreline of the ultimate 
road allowance, plus the required setback of the zone in which the lot is located.   

 
Since 80 Avenue is a collector road the ultimate road width is 24 metres (79 ft.). The existing 
road allowance for that portion of 80 Avenue south of the subject property is approximately 
20 metres (65.6 ft.). Therefore, 1.942 metres (6.3 ft.) of additional widening from the subject 
property is required.  

 
The Engineering Department has determined that, for this portion of 80 Avenue, only 0.942 
metres (3 ft.) will be necessary. However, as per the Part 7A requirements of the Zoning By-
law, the resultant front yard setback for proposed Lots 3 to 6 is 1.942 metres (6.3 ft.), plus the 
required setback under the RF Zone. Staff recommended that the applicant consider a 
Development Variance Permit (DVP) to reduce the minimum front yard setback of the RF 
Zone, from 7.5 metres (25 ft.) to 6.5 metres (21 ft.), to compensate for this additional setback, 
however, the applicant declined to proceed with a concurrent DVP at this time.  

 
In order to complete 80A Avenue to the Through Local standard the applicant is proposing to 
dedicate 12.9 metres (42 ft.) tapering to 12.3 metres (40 ft.) from west to east along the north 
portion of the subject property.  

 
Neighbourhood Character Study and Design Guidelines 
 

Tejeshwar Singh, of Simplex Consultants Ltd., prepared the Neighbourhood Character Study 
and Building Scheme for the subject site. The Character Study involved reviewing a number of 
existing homes in the neighbourhood in order to establish suitable design guidelines for the 
proposed subdivision.  
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The Character Study found that a number of the newer, adjacent "Traditional West Coast" 
style homes provide a suitable context for future redevelopment. The guidelines, a summary 
of which is attached (Appendix V), propose balanced and proportionally consistent massing of 
the front façade, modern design, high trim and construction material standards.  

 
Lot Grading 
 

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

 
The applicant is proposing fill in excess of 0.5 metre (1.5-foot) in depth along the northern 
portion of proposed Lots 1 to 3 in order to achieve an acceptable interface with the future 
section of 80A Avenue.  

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

 
 
PRE-NOTIFICATION 
 

Pre-notification letters were sent out on June 29, 2017 and Development Proposal Signs were 
installed by the applicant on the subject site, at both the 80 Avenue frontage and the terminus 
of 80A Avenue, on July 6, 2017, to which staff have received no telephone calls or letters of 
concern.  

 
 
TREES 
 

Cody Laschowski, 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  

American Chestnut 2 2 0 
Beaked Hazelnut 1 1 0 

Cherry 1 1 0 
Japanese Cherry 3 3 0 
English Walnut 4 4 0 
Mirabelle Plum 1 1 0 
Mountain Ash 1 1 0 
Norway Maple 2 2 0 

Coniferous Trees 
Western Red Cedar 36 36 0 

Total  51 51 0 
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City (Boulevard) 8 0 8 

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 18 

Total Retained and Replacement 
Trees 26 

Contribution to the Green City Fund  $33,600.00 

 
 

The Arborist Assessment states that there are a total of 59 mature trees on the site, comprised 
of 51 trees within the subject property and eight (8) adjacent City trees. There are no Alder or 
Cottonwood trees. It was determined that the eight (8) City 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.  

 
Of the 51 on-site trees identified in the Arborist Assessment, 36 are Western Red Cedars, 
previously topped and with poor structure, planted as hedge rows along the eastern and 
western edges of the subject property and therefore only suitable for retention as a group. 
Trees and Landscaping staff support the recommendations of the Arborist Assessment 
proposing their removal on the basis of existing condition and the proposed on-site 
development.  
 
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 102 replacement trees on the site. Since only 18 
replacement trees can be accommodated on the site (based on an average of three (3) trees 
per RF-zoned lot), the deficit of 84 replacement trees will require a cash-in-lieu payment of 
$33,600, representing $400 per tree, to the Green City Fund, in accordance with the City’s Tree 
Protection By-law.  

 
All of the eight (8) City trees adjacent to the subject site along 80 Avenue and 80A Avenue will 
be retained. For that portion of 80 Avenue adjacent to the subject site the 1.5-metre (5-foot) 
wide sidewalk will be relocated to the north of its current location within the boulevard, 
outside of the Tree Protection Zone (TPZ) of the City trees.  

 
In addition to the replacement trees, boulevard street trees will be planted on 80A Avenue.  
This will be determined by the Engineering Department during the servicing design review 
process.   

 
The roots of a Katsura tree, located on the property to the west (16190 – 80A Avenue), extend 
onto the subject site near the northwest corner of proposed Lot 1. As the tree is proposed for 
retention the owner of the subject property will be required to register a No-Build Restrictive 
Covenant, identifying the off-site tree to be retained and the area of tree preservation on 
proposed Lot 1, as a condition of final adoption for the subject rezoning by-law.  

 
 



Staff Report to Council 
 
File: 7917-0218-00 

Planning & Development Report 
 

Page 8 
 

The new trees on the site will consist of a variety of species including Daybreak Cherry, Lilac, 
Red Flowering Dogwood, Western Hemlock and Western Red Cedar.  

 
In summary, a total of 26 trees are proposed to be retained or replaced on the site with a 
contribution of $33,600 to the Green City Fund. 

 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
August 15, 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 site is an urban infill lot, and the proposed subdivision is 
consistent with both the OCP and the Stage 1 Fleetwood Town Centre 
Plan (NCP) Update. 

2.  Density & Diversity  
(B1-B7) 

Secondary suites will be permitted on all six (6) lots, subject to 
meeting the zoning and building requirements for a secondary suite. 

3.  Ecology & 
Stewardship  

(C1-C4) 

The project incorporates Low Impact Development Standards as per 
the requirements of the Fleetwood Greenway – North Creek 
Integrated Storm Water Management Plan (ISMP). These 
requirements include the use of dry-swale and absorbent soils. 
Garbage, Recycling and Organics pick-up will be available.  

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

Transit service runs along 80 Avenue at 160 Street, with a transit stop 
within walking distance of the subject site.  

5.  Accessibility & 
Safety  

(E1-E3) 

N/A 

6.  Green Certification  
(F1) 

N/A 

7.  Education & 
Awareness  

(G1-G4) 

Development proposal signs were installed on the subject property by 
the applicant, and pre-notification letters were mailed to area 
residents.  
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners and Action Summary (Confidential) and Project Data Sheet 
Appendix II. Proposed Subdivision Layout 
Appendix III. Engineering Summary 
Appendix IV. School District Comments 
Appendix V. Building Design Guidelines Summary 
Appendix VI. Summary of Tree Survey and Tree Preservation 
Appendix VII. Stage 1 Fleetwood TCP Plan 
 
 

original signed by Ron Gill 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
CRL/da 
 



 
 
 
 
 

APPENDIX I HAS BEEN 

REMOVED AS IT CONTAINS 

CONFIDENTIAL INFORMATION 

 

 

 



 

APPENDIX I 
SUBDIVISION DATA SHEET 

 
 Proposed Zoning:  RF 

 
Requires Project Data Proposed 

GROSS SITE AREA  
 Acres 1.072 acres 
 Hectares 0.434 hectares 
  
NUMBER OF LOTS  
 Existing 1 
 Proposed 6 
  
SIZE OF LOTS  
 Range of lot widths (metres) 16.57 metres - 16.68 metres 
 Range of lot areas (square metres) 584 – 646 square metres 
  
DENSITY  
 Lots/Hectare & Lots/Acre (Gross) 13.8 lots/ha. and 5.6 lots/ac. 
            Lots/Hectare & Lots/Acre (Net) 16.5 lots/ha. and 6.6 lots/ac. 
  
SITE COVERAGE (in % of gross site area)  
 Maximum Coverage of Principal & 

Accessory Building 
32.1% 

 Estimated Road, Lane & Driveway Coverage 23.8% 
 Total Site Coverage 55.9% 
  
PARKLAND  
 Area (square metres) N/A 
 % of Gross Site N/A 
  
 Required 
PARKLAND  
 5% money in lieu YES 
  
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 

  





ltsURREv 
..,. the future lives here. 

INTER-OFFICE MEMO 

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

FROM: Development Services Manager, Engineering Department 

DATE: September 20, 2017 

RE: Engineering Requirements 
Location: 16219 - So Avenue 

PROJECT FILE: 

REZONE/SUBDMSION 

Property and Right-of-Way Requirements 
• Dedicate 0.942m for a total of 22.om on 80 Avenue for a collector road; 
• Dedicate varying (unique) on-site width between 12.3m to 12.9m for 8oA Avenue; and 
• Provide a 0.5m wide statutory right-of-way (SROW) along 80 Avenue 

Worlcs and Services 
• Re-construct sidewalk along 80 Avenue; 
• Construct south side of 8oA Avenue to Through Local standard; 
• Subject to available funding, construct north side of 8oA Avenue to Through Local 

standard under Development Coordinated Works (DCW); 
• Construct water main and sanitary main on 8oA Avenue; 
• Register applicable restrictive covenants for on-site storm water management features. 

A Servicing Agreement is required prior to Rezone/Subdivision. 

Remi Dube, P.Eng. 
Development Services Manager 

NOTE: Detailed Land Development Engineering Review available on file 



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 #: 17 0218 00

SUMMARY
The proposed   6 Single family with suites William Watson Elementary
are estimated to have the following impact
on the following schools:

Projected # of students for this development:

Elementary Students: 3
Secondary Students: 2

September 2018 Enrolment/School Capacity

William Watson Elementary
Enrolment (K/1-7): 40 K + 316
Capacity   (K/1-7): 20 K + 325

Fleetwood Park Secondary
Enrolment  (8-12): 1465 Fleetwood Park Secondary
Nominal Capacity (8-12): 1200
Functional Capacity*(8-12); 1296

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

Elementary Students: 1
Secondary Students: 17
Total New Students: 18

Fleetwood Park Secondary is slightly over capacity and uses 3 portables to help accommodate the 
additional enrolment.  William Watson is subject to enrolment pressures which will increase as 
development continues along Fraser Highway. The District's 2016/17 Five-Year Capital Plan includes a 
request for an addition to William Watson Elementary. Additional secondary school capacity will also be 
required in the future. 

    Planning
July-13-17

*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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