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Planning Report Date:  January 30, 2019 

PROPOSAL: 

• Development Variance Permit

to reduce the minimum lot width and side yard 
setbacks of the RF Zone in order to facilitate 
subdivision into two (2) single family lots. 

LOCATION: 12339 - 100 Avenue 

ZONING: Single Family Residential (RF) 
Zone 

OCP 
DESIGNATION: 

Urban 
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RECOMMENDATION SUMMARY 
 
• Approval for Development Variance Permit to proceed to Public Notification. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• The applicant is proposing a variance to reduce the minimum lot width and side yard setbacks 

of proposed Lots 1 and 2 to allow for subdivision into two (2) single family residential lots.  
 
 
RATIONALE OF RECOMMENDATION 
 
• Proposed Lots 1 and 2 exceed both the minimum lot depth and lot area requirements of the 

RF Zone. 
 

• The proposal is aligned with Official Community Plan (OCP) policies which support infill 
development that is appropriate in scale and density to its neighborhood context. 

 
• The applicant has revised their proposal to reduce impact to onsite trees. The deep lots assist 

in tree retention. 
 

• As the proposed lot width is reduced from the RF Zone, reducing the side yard setback will 
help achieve a house width similar to typical RF Zone houses. 
 

• A development sign was erected on the property to advise neighboring residents of the 
proposed subdivision. There was no response from the surrounding neighbors. 
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RECOMMENDATION 
 
1.  The Planning & Development Department recommends that Council approve 

Development Variance Permit No. 7917-0473-00 (Appendix VI) varying the following, to 
proceed to Public Notification 

 
(a) to reduce the minimum lot width of the RF Zone, from 15 metres (50 ft.) to 13.9 

metres (46 ft.) for proposed Lots 1 and 2; and 
 
(b) to reduce the minimum side yard setbacks of the RF Zone, from 1.8 metres (6 ft.) 

to 1.2 metres (4 ft.) for principal buildings on proposed Lots 1 and 2. 
 
2. Council instruct staff to resolve the following issues prior to issuance: 
 

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

and Development Department; and 
 
(e) 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 III. 

 
SITE CHARACTERISTICS 
 
Existing Land Use:   Single family dwelling to be demolished. 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North: 
 

Single Family 
Dwelling 

Urban RF 
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Direction Existing Use OCP Designation Existing Zone 
 

East: 
 

Elementary School Urban RF 

South (Across 100 Ave): 
 

Single Family 
Dwellings 

Urban RF 

West: 
 

Single Family 
Dwellings 

Urban RF 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 
• The 1,729-square metre (18,610 sq. ft.) subject property is located at 12339 - 100 Avenue in 

Whalley. The subject lot is approximately 28 metres (92 ft.) wide and 61 metres (202 ft.) deep.  
 

• The lot is designated "Urban" in the Official Community Plan (OCP) and is zoned "Single 
Family Residential Zone (RF)". 

 
• The applicant is proposing to subdivide the subject property into two lots under the existing 

RF Zone. 
 
• The minimum dimensional requirements of the RF Zone for width and depth are 15 metres 

(50 ft.) and 28 metres (90 ft.), respectively.  
 

• At 13.9 metres (46 ft.) in width and 59.6 metres (195 ft.) in depth, proposed Lots 1 and 2 
require a variance for reduced lot width. 

 
• As a result of the reduced lot width, a variance to reduce the side yard setbacks is also 

requested in order to help achieve a house width similar to typical RF Zone houses. 
 

• The applicant originally proposed a panhandle lot configuration. The layout was reviewed by 
staff and determined to be inferior due to tree retention concerns and interface with the 
surrounding neighborhood. The proposed narrower, but deeper lots were considered to have 
merit.  

 
Lot Grading and Building Design 
 
• A preliminary lot grading plan submitted by the applicant’s consultant has been reviewed by 

staff and found to be generally acceptable. Basements are proposed on both lots.  
 
• The applicant has retained Apex Design Group Inc. as the Design Consultant. The Design 

consultant conducted a character study of the surroundings homes and based on the findings 
of the study, proposed a set of building design guidelines (Appendix IV). The guidelines will 
facilitate modern design, massing and finishing standards.  
 
 

PRE-NOTIFICATION 
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Development proposal signs were installed on the site on March 15, 2018. No phone calls, letters, 
or emails were received from neighboring property owners.  
 
 
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 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Bigleaf Maple 1 1 0 
Pacific Dogwood 1 0 1 

Coniferous Trees 
Sawara Cypress 2 2 0 

Shore Pine 1 1 0 
Douglas Fir 7 6 1 

Western Red Cedar 10 2 8 

Total (excluding Alder and 
Cottonwood Trees)  22 12 10 

 
Total Replacement Trees Proposed  2 

Total Retained and Replacement 
Trees 12 

Contribution to the Green City Fund  $8,800.00 

 
• The Arborist Assessment states that there are a total of 22 protected trees on the site.  There 

are no Alder and Cottonwood trees on the site.  It was determined that 10 trees can be 
retained as part of this development proposal.  The proposed tree retention was assessed 
taking into consideration the location of services, building footprints, road dedication and 
proposed lot grading.  

 
• For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 

replacement ratio.  This will require a total of 24 replacement trees on the site.  Since only two 
(2) replacement trees can be accommodated on the site, the deficit of 22 replacement trees 
will require a cash-in-lieu payment of $8,800, representing $400 per tree, to the Green City 
Fund, in accordance with the City’s Tree Protection By-law. 

 
• In summary, a total of 12 trees are proposed to be retained or replaced on the site with a 

contribution of $8,800 to the Green City Fund. 
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BY-LAW VARIANCE AND JUSTIFICATION 
 
(a) Requested Variance: 
 

• To reduce the minimum lot width of the RF Zone from 15 metres (50 ft.) to 13.9 metres 
(46 ft.) for proposed Lots 1 and 2; and 
 

• To reduce the minimum side yard setback of the RF Zone, from 1.8 metres (6 ft.) to 1.2 
metres (4 ft.) for principal buildings on proposed Lots 1 and 2. 

 
 

Applicant's Reasons: 
 

• To allow for subdivision into two RF-zoned lots. 
 

• With the proposed side yard setback relaxation, the applicant can achieve the 
maximum house size permitted under the RF Zone on proposed Lots 1 and 2. 

 
Staff Comments: 

 
• Proposed Lots 1 and 2 exceed both the minimum lot depth (28 metres / 92 ft.) and lot 

area (560 sq.m. / 6,027 sq. ft.) requirements of the RF Zone.  The proposed lots will 
have a depth of 59.6 metres (195 ft.) and area of 836 square metres (8,998 sq ft.) each. 
 

• The development sign that has been erected to notify neighbors of the proposed 
subdivision has not solicited any response from the surrounding neighbors. 
 

• The applicant revised their original proposal from panhandle lots to its current 
configuration to better mitigate interface impacts and reduce onsite tree disturbance. 
The proposed narrower, but deeper lots allow for tree retention in the rear yards. 

 
• The proposed side yard setback reduction will help accommodate typical RF sized 

homes on the proposed lots with double side-by-side garages and full-sized driveways. 
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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 Sheets  
Appendix II. Proposed Subdivision Layout 
Appendix III. Engineering Summary 
Appendix IV. Building Design Guidelines Summary 
Appendix V. Summary of Tree Survey and Tree Preservation 
Appendix VI. Development Variance Permit No. 7917-0473-00 
 
 

original signed by Ron Gill 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
ELM/cm 
 



 
 
 
 
 

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 0.43 
 Hectares 0.17 
  
NUMBER OF LOTS  
 Existing 1 
 Proposed 2 
  
SIZE OF LOTS  
 Range of lot widths (metres) 13.9 
 Range of lot areas (square metres) 836 
  
DENSITY  
 Lots/Hectare & Lots/Acre (Gross) 11.57 & 4.68 
 Lots/Hectare & Lots/Acre (Net)  
  
SITE COVERAGE (in % of gross site area)  
 Maximum Coverage of Principal & 

Accessory Building 
40 

 Estimated Road, Lane & Driveway Coverage 7 
 Total Site Coverage 47 
  
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 
 Other (lot width) YES 
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INTER-OFFICE MEMO 

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

FROM : Development Engineer, Engineering Department 

DATE: September 7, 2018 PROJECT FILE: 

RE: Engineering Requirements 
Location: 12339 - 100 Avenue 

REZONE/SUBDIVISION 

Property and Right-of-Way Requirements 
• Dedicate 1.942 m along 100 Avenue toward 12.0 m ultimate from centerline Collector Road 

allowance. 
• Register 0.5 m SRW for inspection chambers and sidewalk maintenance. 

Works and Services 
• Construct barrier curb & gutter along frontage. 
• Provide sustainable drainage in accordance with South Westminster Integrated 

Stormwater Management Plan. 
• Provide water, storm, and sanitary connections to each lot. Abandon existing connections 

to City standard. 

A Servicing Agreement is required prior to Subdivision. 

DEVELOPMENT VARIAN CE PERMIT 

There are no engineering requirements relative to issuance of the Development Variance Permit. 

cfS~ 
Tommy Buchmann, P.Eng. 
Development Engineer 

MB 

NOTE: Detailed Land Development Engineering Review available on file 

Appendix III
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BUILDING GUIDELINES SUMMARY V.1.0

Surrey Project no.:  17-0473 (Yosh Phull)
Property Location:  12339-100 Avenue, Surrey, B.C

Design Consultant: Apex Design Group Inc. 
Ran Chahal, Architectural Technologist AIBC, CRD 
#157- 8120 -128 Street, Surrey, BC V3W 1R1 
Off: 604-543-8281     Fax: 604-543-8248 

The draft Building Scheme proposed for this Project has been files with the City Clerk.  The 
following is a summary of the Residential Character Study and the Design Guidelines, which 
highlight the important features and form the basis of the draft Building Scheme. 

1. Residential Character

1.1 General Description of the Existing and/or Emerging Residential Character of the 
Subject Site: 

The area surrounding the subject site is an urban area built out in the 1960's with some 
new homes built in the 2000's.  Most homes are simple “West Coast Traditional” style 
structures with habitable areas of between 1000-3000 sf  and over. 

Most of the existing homes have mid to mid-massing characteristics with 88% of the 
homes having a one storey front entry and 12% one and one half storey front entry. 

Roof pitch varies from economical low pitch of 3-6/12 to a medium pitch of 7-10/12 
common truss roofs with simple gables and common hips with Asphalt Roof Shingles 
being most common. 

Wall surface materials are limited in the most part to one of the following: Stucco 
(dominant), Cedar & Vinyl for an accent material.  Accent trims are evident on most of 
the existing homes. 

Landscaping is of a moderate planting standard with 59% of the homes having Asphalt 
driveways.  

1.2 Prevailing Features of the Existing and Surrounding Dwellings Significant to the 
Proposed Building Scheme: 

The result is that many of these homes do not reflect characteristics we would be in 
favor of today.  Therefore, rather than use the existing homes to provide architectural 
context for the new development, the best strategy will be to employ modern design, 
massing and finishing standards. The new homes will meet modern development 
standards especially with respect to overall massing and balance in each design and to 
proportional massing between individual elements.  Trim and detailing standards and 

e1m
Text Box
Appendix IV
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construction materials standards will meet 2000’s levels.  Continuity of character will be 
ensured through style and home type restrictions as described below. 
 
Dwelling Types/Locations: “Two-Storey”    65.0% 
     “Basement /Cathedral Entry” 0.00% 
     “Rancher (Bungalow)”  35.0% 
     “Split Levels”    0.00% 
 
Dwelling Sizes/Locations: Size range: 36.0% under 2000 sq.ft excl. garage 
(Floor Area and Volume)  48.0% 2001 - 2500 sq.ft excl. garage 
     18.00% over 2501 sq.ft excl. garage 
 
Exterior Treatment  Stucco: 58.0%     Cedar: 24.0%     Vinyl: 18.0% 
/Materials:   Brick or stone accent on 12.0% of all homes 
 
Roof Pitch and Materials: Asphalt Shingles: 82.0% Cedar Shingles: 0.0%  

Concrete Tiles: 12.00%  Tar & Gravel: 0.00%  
    92.00% of all homes have a roof pitch 4:12 to 10:12. 
 
Window/Door Details: 100% of all homes have rectangular windows 
 
Streetscape:A variety of simple “Two Story”, 40-50 year old “West Coast Traditional” 

homes in a common urban setting.  Roofs on most homes are simple low 
pitch common hip or common gable forms with Asphalt Roof Shingles is 
on most of the homes.  Most homes are clad in Stucco. 

 
Other Dominant  Most of the existing homes located in the immediate study area have 
Elements:  covered front verandas. 

 
 
2. Proposed Design Guidelines 
 
2.1 Specific Residential Character and Design Elements these Guidelines Attempt to 

Preserve and/or Create: 
 

The guidelines will ensure that the existing character of the homes are maintained with 
modestly sized Two-Storey, Bungalow and Split Level type homes are constructed to 
2000’s standard.  Continuity of character will be achieved with restrictions permitting the 
use of compatible styles, roof forms and exterior construction materials.  Landscapes 
will be constructed to a modern urban standard. 
 

2.2 Proposed Design Solutions: 
 

Dwelling Types:  Two-Storey, Split Levels and Ranchers (Bungalows). 
Dwelling Sizes:  Two-Storey or Split Levels  - 2000 sq.ft. minimum  
Floor Area/Volume: Basement Entry   - 2000 sq.ft. minimum 

Rancher or Bungalow  - 1400 sq.ft. minimum 
    (Exclusive of garage or in-ground basement) 
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Exterior Treatment  No specific interface treatment.  However, all permitted 
/Materials:  styles including: “Neo-Traditional”, “Neo-Heritage”, 

“Rural-Heritage” or “West Coast Modern” will be compatible 
with the existing study area homes. "West Coast 
Contemporary" designs will also be permitted, subject to the 
design consultant confirming the integrity of any "West Coast 
Contemporary" design. 
"West Coast Contemporary" designs will also be permitted 
since most of the existing homes in the study area are old 
older homes with low pitched roofs, subject to the design 
consultant confirming the integrity of any "West Coast 
Contemporary" design. 

Exterior Materials Stucco, Cedar, Vinyl, Hardiplank, Brick and Stone in 
/Colours:  “Neutral” and “Natural” colours.  “Primary” and “Warm” 

colours not permitted on cladding.  Trim colours:  Shade 
variation on main colour, complementary, neutral or 
subdued contrast. 

Roof Pitch:  Minimum 4:12, with some exceptions, including the 
possibility of near-flat roofs to permit "West Coast 
Contemporary" designs, subject to the design consultant 
confirming the integrity of any "West Coast Contemporary" 
design 

Roof Materials/Colours: Cedar shingles, Concrete roof tiles in a shake profile and 
asphalt shingles in a shake profile.  Grey, brown or black 
tones only. 

Window/Door Details: Dominant: Rectangular or Gently arched windows. 

In-ground basements: Permitted if servicing allows. 

Landscaping: Trees as specified on Tree Replacement Plan plus min. 20 
shrubs (min. 5 gallon pot size). 

Compliance Deposit: $ 5,000.00 

Summary prepared and submitted by:

___________________________________ December 13, 2017 
Ran Chahal, Design Consultant  Date 
Architectural Technologist AIBC, CRD 
Apex Design Group Inc.: Pavlina Ryvola, Architect 
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APPENDIX F: CITY OF SURREY SUMMARY FORM 

Surrey Project No.:  17-0473-00
Project Address:  12339 100 Avenue, Surrey, BC
Consulting Arborist: Nick McMahon

ON-SITE TREES: QUANTITY OF TREES 

Total Bylaw Protected Trees Identified 
(on-site and shared trees, including trees within boulevards and proposed streets 
and lanes, excluding Park and ESA dedications) 

22 

Bylaw Protected Trees to be Removed 12 

Bylaw Protected Trees to be Retained 
(excludes trees in Park dedication areas and ESA’s) 

10 

Replacement Trees Required: 

Alder and Cottonwood at 1:1 ratio: 0 times 1 = 0 

All Other Bylaw Protected Trees at 2:1 ratio: 12 times 2 = 24 

 TOTAL: 24 

Replacement Trees Proposed 2 

Replacement Trees in Deficit 22 

Protected Trees Retained in Proposed Open Space/ Riparian Areas 0 

OFF-SITE TREES: QUANTITY OF TREES 

Bylaw Protected Off-Site Trees to be Removed 0 

Replacement Trees Required: 

Alder and Cottonwood at 1:1 ratio: 0 times 1 = 0 

All Other Bylaw Protected Trees at 2:1 ratio: 0 times 2 = 0 

 TOTAL: 0 

Replacement Trees Proposed 0 

Replacement Trees in Deficit 0 

N/A denotes information “Not Available” at this time. 

This summary and the referenced documents are prepared and submitted by: 

Nick McMahon, Consulting Arborist Dated: December 18, 2018
Direct:  604 812 2986 
Email:   nick@aclgroup.ca 
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APPENDIX VI 
CITY OF SURREY 

 
(the "City") 

 
DEVELOPMENT VARIANCE PERMIT 

 
NO.:  7917-0473-00 

 
Issued To:  
 
 (“the Owner”)  
   
Address of Owner:  
  
   
 
1. This development variance permit is issued subject to compliance by the Owner with all 

statutes, by-laws, orders, regulations or agreements, except as specifically varied by this 
development variance permit. 

 
 
2. This development variance permit applies to that real property including land with or 

without improvements located within the City of Surrey, with the legal description and 
civic address as follows: 

Parcel Identifier:  000-849-332 
Lot 8 Section 30 Block 5 North Range 2 West New Westminster District Plan 14308 

 
12339 - 100 Avenue 

 
 

(the "Land") 
 
 
3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert 

the new legal description for the Land once title(s) has/have been issued, as 
follows: 

 
Parcel Identifier:   

____________________________________________________________ 
 

 
(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic 

address(es) for the Land, as follows: 
 

_____________________________________________________________ 
 
 
 
 
 
 



- 2 - 
 

 

 
4. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows: 
 

(a)  In Section K of Part 16 “Single Family Residential Zone (RF)”, the minimum lot 
width is reduced from 15 metres (50 ft.) to 13.9 metres (46 ft.) for proposed Lots 1 
and 2; and 

 
(b)  In Section F Yards and Setbacks, Part 16 “Single Family Residential Zone (RF)”, the 

minimum side yard setback is reduced from 1.8 metres (6 ft.) to 1.2 metres (4 ft.) 
for principal buildings on proposed Lots 1 and 2. 

 
 
5. This development variance permit applies to only the portion of the Land shown on 

Schedule A which is attached hereto and forms part of this development variance permit.  
This development variance permit does not apply to additions to, or replacement of, any 
of the existing buildings shown on attached Schedule A, which is attached hereto and 
forms part of this development variance permit. 

 
6. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this development variance permit.   
 
7. This development variance permit shall lapse unless the subdivision, as conceptually 

shown on Schedule A which is attached hereto and forms part of this development 
variance permit, is registered in the New Westminster Land Title Office within three (3) 
years after the date this development variance permit is issued. 

 
 
8. The terms of this development variance permit or any amendment to it, are binding on all 

persons who acquire an interest in the Land.  
 
 
9. This development variance permit is not a building permit. 
 
 
 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE       DAY OF           , 20  . 
ISSUED THIS      DAY OF            , 20  . 
 
 
 
 
   ______________________________________  
  Mayor – Doug McCallum 
 
 
   ______________________________________  
  City Clerk  
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