
 

City of Surrey 
ADDITIONAL PLANNING COMMENTS 

                Application No.:  7918-0305-00 

Planning Report Date: June 10, 2024   

PROPOSAL: 

• Revised NCP Amendment from Low Density 
Cluster (4-6 u.p.a.), Low Density Cluster (Green 
Space Transfer), Trail and Fish Class 15m & 30m 
Buffer Class B to Riparian Area, Trail, Park and  
Low Density Cluster 

• Amend Development Permit 

to allow for subdivision into two single family lots, one 
lot for municipal infrastructure, one riparian lot and 
one park lot. A Development Permit for Sensitive 
Ecosystems (Streamside Areas) is required for proposed 
Lots 1 and 5. 

LOCATION: 17141 – 92 Avenue & 9235 – 172 Street 

ZONING: RA  

OCP DESIGNATION: Urban  

NCP DESIGNATION: Low Density Cluster (4-6 u.p.a.), 
Low Density Cluster (Green Space 
Transfer), Trail and Fish Class 15m 
& 30m Buffer Class B 
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RECOMMENDATION SUMMARY 
 

• Approval to amend Development Permit for Sensitive Ecosystems (Streamside Areas). 
 
 
RATIONALE OF RECOMMENDATION 
 

• At the Regular Council – Land Use Meeting on April 29, 2019, Council was asked to consider an 
Additional Planning Comments Report that included amendments to the servicing strategy for 
the Anniedale-Tynehead NCP, a partial amendment to the NCP for the subject site, a Rezoning 
Bylaw (No. 19750 - to rezone the subject site from RA to RF-13) and a Development Permit for 
Sensitive Ecosystems (Streamside Areas).  
 

• At the time, the applicant proposed to subdivide the two parent parcels into one single family 
lot, two lots for municipal infrastructure (one for a sanitary pump station and one for a water 
quality/detention pond) as well as one lot for riparian protection (Appendix VI).  

 

• Council granted Rezoning Bylaw No. 19750 Third Reading at the May 13, 2019 Regular Council 
– Public Hearing Meeting and authorized staff to draft the Development Permit. 

 

• The applicant subsequently worked with City staff from the Engineering Department and 
proposes to replace the water quality/detention pond with a tight pipe system to address 
stormwater management requirements for the Tynehead portion of the Anniedale-Tynehead 
NCP. As a result, the water quality/detention pond, originally proposed on-site, is no longer 
deemed necessary to service the Tynehead portion.  

 

• The applicant now proposes to provide on-site environmental compensation for the proposed 
infilling of the Class A (red-coded) watercourse on the north side of 92 Avenue. The on-site 
compensation will take place on proposed Lot 4, which will be conveyed to the City, as park. 
The compensation proposal is smaller in area than the original water quality/detention pond, 
and as a result, the applicant now proposes to create an additional single family residential 
(RF-13) lot at the northeast corner of the subject site (Lot 5). The applicant has secured Water 
Sustainability Act Change Approval for the environmental compensation.  

 

• City staff are seeking Council endorsement of the following proposed changes to this 
application, as outlined in this Additional Planning Comments Report: 

 
o Updating the proposed NCP Amendment to reflect the current layout which involves 

amending the NCP from Low Density Cluster (4-6 u.p.a.), Low Density Cluster (Green 
Space Transfer), Trail and Fish Class 15m & 30m Buffer Class B to Riparian Area, Trail, 
Park and Low Density Cluster; and 
 

o Approval to draft a revised Sensitive Ecosystem Development Permit (Streamside 
Areas) for proposed Lot 1 and Lot 5. 

 
This will facilitate an updated subdivision layout that will subdivide the two parent parcels 
into 5 lots (two single family lots, one lot for municipal infrastructure [pump station], one 
riparian lot and one park lot). 
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• All other aspects of the original development proposal, as presented to Council at the Regular 
Council – Land Use Meeting on April 29, 2019, remain unchanged. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to amend Development Permit No. 7918-0305-00 for Sensitive 

Ecosystems (Streamside Areas), for proposed Lot 1 and Lot 5, generally in accordance with 
the attached revised drawing (Appendix I) and environmental report dated May 3, 2024. 
 

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 Ecosystem Development Plan, planting plan, cost 

estimate and Habitat Balance Report to the satisfaction of City staff; 
 
(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) demolition of existing buildings and structures to the satisfaction of the Planning 

and Development Department;  
 
(g) submission of a finalized lot grading plan to the satisfaction of the Planning and 

Development Department; 
 
(h) completion of a P-15 agreement for monitoring and maintenance of replanting 

within the conveyed riparian area (Lot 3) and park land (Lot 4) to the satisfaction 
of the Parks, Recreation and Culture Department; 

 
(i) registration of a Section 219 Restrictive Covenant on proposed Lot 1 and Lot 5 

advising the future homeowner of the potential for farm operations on the 
agricultural lands south of 92 Avenue; 

 
(j) registration of a Section 219 Restrictive Covenant on proposed Lot 1 and Lot 5 for 

tree protection; 
 
(k) the applicant will convey proposed Lot 2 (pump station) to the City for the 

purposes of municipal infrastructure with cost recovery through DCC Front-
Ending Agreements as well as Development Works Agreements; 

 
(l) the applicant will convey the riparian lot (Lot 3) and park lot (Lot 4) to the City, 

without compensation; and 
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(m) the applicant adequately address the City’s needs with respect to the City’s 

Affordable Housing Strategy, to the satisfaction of the General Manager, Planning 
& Development. 

 
3. Council pass a resolution to amend the Anniedale-Tynehead Neighbourhood Concept 

Plan (NCP) to re-designate the subject site from Low Density Cluster (4-6 u.p.a.), Low 
Density Cluster (Green Space Transfer), Trail and Fish Class 15m & 30m Buffer Class B to 
Riparian Area, Trail, Park and Low Density Cluster. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant is proposing the following amendments to the previous proposal considered by 
Council in April, 2019: 
 

o Updating the proposed NCP Amendment to reflect the current layout which involves 
amending the NCP from Low Density Cluster (4-6 u.p.a.), Low Density Cluster (Green 
Space Transfer), Trail and Fish Class 15m & 30m Buffer Class B to Riparian Area, Trail, 
Park and Low Density Cluster; 
 

o Approval to draft a revised Sensitive Ecosystem Development Permit (Streamside 
Areas) for proposed Lot 1 and Lot 5; and 

 
o An updated subdivision layout that will subdivide the two parent parcels into 5 lots 

(two single family lots, one lot for municipal infrastructure [pump station], one 
riparian lot and one park lot). 

 

 Proposed 

Lot Area 

Gross Site Area: 8,093.71 sq. m. 
Road Dedication: 1,618.74 sq. m. 
Undevelopable Area: 4,757 sq. m. 
Net Site Area: 6,474.97 sq. m. 

Number of Lots: 2 existing 
5 proposed 

Unit Density: Gross – 2.5 u.p.a. (based on 5 lots) 
Net – 3.12 u.p.a. (based on 5 lots) 

Range of Lot Sizes 344 sq. m. - 3,406 sq. m. 

Range of Lot Widths 13.4 m. – 36.5 m. 

Range of Lot Depths 25.6 m. – 73.3 m. 
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Referrals 
 
Engineering: The Engineering Department has no objection to the revised lot 

layout subject to the completion of the original Engineering 
servicing requirements as outlined in Appendix II. 
 

School District: The School District has advised that there will be approximately 2 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
1 Elementary students at Serpentine Heights Elementary School 
1 Secondary students at North Surrey Secondary School 
 
(Appendix III) 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by Fall, 2025.  
 

Parks, Recreation & 
Culture: 
 

No additional comments on the revised proposal. 
 
The Anniedale-Tynehead Update Plan will provide new active park 
within 340 metres walking distance of the subject development. In 
addition, natural area parkland is being conveyed to the City as part 
of the subject application. 
 

 
ADDITIONAL PLANNING COMMENTS 
 
Background 
 

• At the Regular Council – Land Use Meeting on December 17, 2018, Council was asked to 
consider the following: 
 

o An NCP Amendment to the Anniedale-Tynehead Stage II NCP Servicing Strategy; 
 

o A Partial NCP Amendment from Low Density Cluster (4-6 u.p.a.), Low Density Cluster 
(Green Space Transfer), Trail and Fish Class 15m & 30m Buffer Class B to Riparian Area, 
Trail, Sanitary Pump Station, Detention Pond and Low Density Cluster (4-6 u.p.a.);  

 
o Rezoning from RA to RF-13; and 
 
o Development Permit for Sensitive Ecosystems (Streamside Areas) 

 
in order to allow for subdivision into one single family lot, two lots for municipal 
infrastructure and one riparian lot. 
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• At that Council meeting, the development application was referred back to staff to provide 
additional information on the potential impacts in Tynehead. Staff reported back to Council 
at the Regular Council – Land Use Meeting on April 29, 2019 and Council authorized staff to 
draft the Development Permit as well as granted Third Reading to Rezoning Bylaw No. 19750 
at the Regular Council – Public Hearing Meeting on May 13, 2019. 
 

• As part of the original development proposal, the applicant would convey the sanitary pump 
station (Lot 2), riparian area (Lot 3) as well as the water quality/detention pond (formerly Lot 
4 and Lot 5) to the City without compensation. The sanitary pump station and water quality/ 
detention pond were important pieces of municipal infrastructure required to help open up 
the Tynehead portion of the Anniedale-Tynehead NCP. 

 

• The applicant subsequently worked with Engineering staff towards implementing a drainage 
tight pipe system to service developments in the Tynehead portion of the NCP. As such, the 
water quality/detention pond is no longer necessary, as part of the larger servicing strategy. 
The City’s Engineering Department has reviewed the revised servicing proposal and supports 
this conclusion. 
 

• The applicant now proposes to provide on-site environmental compensation to offset infilling 
the Class A (red-coded) watercourse on the north side of 92 Avenue. The on-site compensation 
will take place on the former water quality/detention pond lot (Lot 4) which the applicant will 
convey to the City as a park lot, without compensation. The compensation proposal is smaller 
in area than the original water quality/detention pond, which the applicant has secured Water 
Sustainability Act Change Approval for. 

 

• As a result, the applicant is now proposing to create an additional single family lot (Lot 5) at 
the northeast corner of the former water quality/detention pond site. This new single family 
lot will similarly be rezoned, with the parent parcels, to RF-13 but will be retained by the 
owner. 

 

• Staff are seeking Council endorsement of the following proposed changes to the original 
development proposal: 

 
o Updating the proposed NCP Amendment to reflect the current layout which involves 

amending the NCP from Low Density Cluster (4-6 u.p.a.), Low Density Cluster (Green 
Space Transfer), Trail and Fish Class 15m & 30m Buffer Class B to Riparian Area, Trail, 
Park and Low Density Cluster; and 
 

o Approval to draft a revised Sensitive Ecosystem Development Permit (Streamside 
Areas) for proposed Lot 1 and Lot 5. 

 
This will facilitate an updated subdivision layout that would allow for subdivision of two 
parent parcels into 5 lots (two single family lots, one lot for municipal infrastructure [pump 
station], one riparian lot and one park lot). 

 

• All other aspects of the original development proposal, as presented to Council at the Regular 
Council – Land Use Meeting on April 29, 2019, remain unchanged. 
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• As the revised subdivision layout will secure the required municipal infrastructure to service 
the Tynehead portion of the Anniedale-Tynehead NCP as well as grant the City stewardship 
over the riparian area (Lot 3) and proposed on-site compensation for the Class A (red-coded) 
watercourse along 92 Avenue (Lot 4), staff from the Planning and Engineering Departments 
support the proposal. 

 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Subdivision Layout  
Appendix II. School District Comments  
Appendix III. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix IV. NCP Land-Use Redesignation Map 
Appendix V. Additional Planning Report No. 7918-0305-00, dated April 29, 2019, which 

includes the Initial Planning Report No. 7918-0305-00, dated December 17, 2018 
 
 
 approved by Ron Gill 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
MJ/ar 
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Anniedale-Tynehead Infrastructure 

SUBDIVISION CONCEPT

Beech Westgard Developments Ltd.

LEGAL DESCRIPTION
PID 002-353-911

GROSS SITE AREA
0.8 hectares / 2 acres 

NET SITE AREA
0.6 hectares / 1.6 acres 

LOT YIELD
Existing:  2 lots
Proposed:  2 lots + 3 municipal lots

PID 002-353-938

EXISTING  DESIGNATIONS

PROPOSED  DESIGNATIONS

OCP: Urban
NCP: Low Density Cluster (Green Space Transfer)   
Zoning: RA

17141 92 Ave & 9235 172 St, Surrey

Project  17-407
15 / 04 / 2024

OCP: Urban
NCP: Low Density Cluster
Zoning: RF-13 Revised By: BJ/CEV
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Scale: 1:1000

Appendix I



Department: Planning and Demographics
Date:
Report For: City of Surrey 

Development Impact Analysis on Schools For:

Application #:  18 0305 00

The proposed development of 2 Single Family units

are estimated to have the following impact on elementary and secondary schools Summary of Impact and Commentary

within the school regions. The following tables illustrate the historical, current and future enrolment projections

including current/approved ministry operating capacity for the elementary and secondary

schools serving the proposed development.

School‐aged children population projection 2

Elementary School = 1

Secondary School = 1

Total Students = 2

Serpentine Heights Elementary

Enrolment 399

Operating Capacity 434

# of Portables 0

North Surrey Secondary

Enrolment 1428

Operating Capacity 1175

# of Portables 9

Serpentine Heights Elementary

 

Note: If this report is provided in the months of October, November and December, the 10‐year projections are out of date and they will be updated in January of next year.

North Surrey Secondary

Note: If this report is provided in the months of October, November and December, the 10‐year projections are out of date and they will be updated in January of next year.

Population : The projected population of children aged 0‐17 impacted by the development.
Enrolment:  The number of students projected to attend the Surrey School District ONLY.  

Projected Number of Students From This Development In:

Current Enrolment and Capacities:

 

Serpentine Heights is one of the few elementary schools in the northeast area of the District that still 

has enrolling space available.  The enrolment projection table should be regarded as conservative. 

Serpentine Heights will accommodate any enrolment growth within its existing capacity and portables 

until a new school is constructed in the community.   

This school will serve the future Anniedale/Tynehead community. The District recognizes that 

enrolment will go up  once the Anniedale/Tynehead NCP gets underway and the  has submitted as part 

of the  2024/2025 Five Year Capital Plan submission to the Ministry of Education, to build a new 605 

capacity elementary school in the area.  This project has not been approved by the Ministry as of yet.  

North Surrey Secondary is operating at 122% and projected to grow to 1500+ students by the middle 

of this decade. Like the elementary projection, the enrolment growth shown below is  conservative.  As 

part of the 2024/2025 Five year Capital Plan submission to the Ministry of Education, the District is 

requesting a 525 capacity addition.  This project has not been approved by the Ministry as of yet.  

March 25, 2024
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APPENDIX F PAGE 1 OF 1 
CITY OF SURREY SUMMARY FORM ACL FILE: 18268 

 

APPENDIX F: CITY OF SURREY SUMMARY FORM 
Surrey Project No.:   
Project Address:  17141 92 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) 

55 

Bylaw Protected Trees to be Removed 24 
Bylaw Protected Trees to be Retained 
(excludes trees in Park dedication areas and ESA’s) 

31 

Replacement Trees Required:  
 Alder and Cottonwood at 1:1 ratio: 6 times 1 = 6  
 All Other Bylaw Protected Trees at 2:1 ratio: 18 times 2 = 36  
 TOTAL:   42 

Replacement Trees Proposed TBD 
Replacement Trees in Deficit TBD 
Protected Trees Retained in Proposed Open Space/ Riparian Areas 16 
  
OFF-SITE TREES: QUANTITY OF TREES 
Bylaw Protected Off-Site Trees to be Removed 4 
Replacement Trees Required:  

 Alder and Cottonwood at 1:1 ratio: 2 times 1 = 2  
 All Other Bylaw Protected Trees at 2:1 ratio: 2 times 2 = 4  
 TOTAL:   6 

Replacement Trees Proposed 0 
Replacement Trees in Deficit 6 

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

 

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

 
Nick McMahon, Senior Consulting Arborist Dated: 

 

April 19, 2024 
Direct:  604 812 2986 
Email:   nick@aclgroup.ca 
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City of Surrey 
ADDITIONAL PLANNING COMMENTS 

File: 7918-0305-00 

Planning Report Date:  April 29, 2019 

PROPOSAL: 

• NCP Amendment to the Anniedale-Tynehead Stage II 
NCP Servicing Strategy 

• Partial NCP Amendment from Low Density Cluster 
(4-6 u.p.a.), Low Density Cluster (Green Space Transfer), 
Trail and Fish Class 15m & 30m Buffer Class B to Riparian 
Area, Trail, Sanitary Pump Station and Detention Pond 

• Rezoning from RA to RF-13 

• Development Permit 

to allow for subdivision into one single family lot, two lots 
for municipal infrastructure and one riparian lot. A 
Development Permit for Sensitive Ecosystems (Streamside 
Areas) is required for proposed Lot 1. 

LOCATION: 17141 – 92 Avenue, 9235 – 172 Street 

ZONING: RA  

OCP DESIGNATION: Urban 

NCP DESIGNATION: Low Density Cluster (4-6 u.p.a.), 
Low Density Cluster (Green Space 
Transfer), Trail and Fish Class 15m 
& 30m Buffer Class B  
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RECOMMENDATION SUMMARY 
 

• By-law Introduction and set date for Public Hearing for Rezoning. 
 

• Approval to draft Development Permit. 
 
 
RATIONALE OF RECOMMENDATION 
 

• At the Regular Council – Land-Use Meeting on December 17, 2018, the subject application was 
referred back to staff to provide additional information regarding the potential impacts of the 
development application in the Tynehead area. This Additional Planning Comments Report 
outlines additional information relative to the public consultation process for the 
Anniedale-Tynehead NCP, school capacity and school planning issues within the NCP area, 
the servicing strategy and results of public notification on the subject proposal. 

 

• The Anniedale-Tynehead Neighbourhood Concept Plan (NCP) was approved by Council in 
April 2012 after extensive public consultation with stakeholder groups, the Citizen Advisory 
Committee, government agencies and local residents. 

 

• The School District has advised that school capacity and future school projects within the 
Anniedale-Tynehead NCP Area will be prioritized higher on the School District’s Five-Year 
Capital Plan due to increased density resulting from including secondary suites in single 
family land uses and residential construction in the area. As such, the subject development 
application which will provide the engineering infrastructure necessary to support (re-) 
development will provide the catalyst for the School District to review the 2020/2021 Five-Year 
Capital Plan. Therefore, school projects within the NCP Area will be given a higher priority in 
order to accommodate the increase in students generated by (re-) development. 

 

• In order to encourage (re-)development within the Anniedale-Tynehead NCP area, multiple 
constraints related to the high-cost of servicing must be resolved. Until now, little or no (re-) 
development has taken place within the NCP area given the need for a substantial initial 
engineering infrastructure investment through a front-ending developer.  

 

• The subject development application will satisfy the conditions in Corporate Report R087 2018 
and enable the applicant to establish 20-year terms for qualifying Development Cost Charges 
(DCC) Front-Ending Agreements (DCCFEAs) and Development Works Agreements (DWAs) 
in the Anniedale-Tynehead NCP.  

 

• As the servicing works are DCC items, the developer is entitled to be reimbursed up to the 

amounts contained in the 10-Year Servicing Plan; staff will prepare a future Corporate 

Report requesting Council approval to use the DCCFEAs to reimburse the front-ending 

developer.  As the cost of the works are greater than the 10-Year Servicing Plan amounts, the 

front-ending developer has petitioned the benefiting owners to pay the difference through the 

DWAs which have been submitted to staff for review of sufficiency and to prepare a future 

Corporate Report requesting Council approval to use DWAs to reimburse the developer.   
The DCCFEAs and DWAs will provide the initial backbone of infrastructure required to 
enable the (re-)development of 425 hectares (1,050 acres) of land within the NCP. 
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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 (13) Zone (RF-13)" and a date be set for Public Hearing.  
 
2. Council authorize staff to draft Development Permit No. 7918-0305-00 for Sensitive 

Ecosystems (Streamside Areas), for proposed Lot 1, generally in accordance with the 
attached drawings (Appendix II) and environmental reports dated December 4, 2018. 

 
3. 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) input and approval from the Ministry of Forests, Lands and Natural Resource 

Operations under the Water Sustainability Act for the proposed relocation of the 
Class A (red-coded) watercourse on the north side of 92 Avenue; 

 
(d) submission of a finalized Ecosystem Development Plan and Habitat Balance 

Report to the satisfaction of the Planning and Development Department; 
 
(e) submission of a finalized tree survey and a statement regarding tree preservation 

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

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

and Development Department; 
 
(h) submission of a finalized lot grading plan to the satisfaction of the Planning and 

Development Department; 
 
(i) completion of a P-15 agreement for monitoring and maintenance of replanting 

within the conveyed riparian areas and Bothwell Park to the satisfaction of the 
Parks, Recreation and Culture Department; 

 
(j) registration of a Section 219 Restrictive Covenant on proposed Lot 1 advising the 

future homeowner of the potential for farm operations on the agricultural lands 
south of 92 Avenue; 

 
(k) registration of a Section 219 Restrictive Covenant on proposed Lot 1 for tree 

protection; 
 

(l) the applicant will convey proposed Lot 3 to the City, without compensation, for 
the purposes of riparian protection;  
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(m) the applicant will convey proposed Lot 2 (pump station) and Lot 4 

(water quality/ detention pond) to the City for the purposes of municipal 
infrastructure with cost recovery through DCC Front-Ending Agreements as well 
as Development Works Agreements;  

 
(n) the applicant adequately address the City’s needs with respect to the City’s 

Affordable Housing Strategy, to the satisfaction of the General Manager, Planning 
& Development; and 

 
(o) registration of a Section 219 Restrictive Covenant (No Build) on the properties at 

9400 – 172 Street, 9424 – 172 Street, 9450 – 172 Street, 17246 – 96 Avenue, 
17252 - 96 Avenue and 17266 – 96 Avenue pending the outcome of a review by the 
Surrey School Board on whether to acquire these properties for a future school site 
in the Anniedale-Tynehead NCP area. 

 
4. Council pass a resolution to amend the servicing strategy for the Anniedale-Tynehead 

NCP. 
 
5.  Council pass a resolution to amend the Anniedale-Tynehead Neighbourhood Concept 

Plan (NCP) to re-designate a portion of the subject site from Low Density Cluster 
(4-6 u.p.a.), Low Density Cluster (Green Space Transfer), Trail and Fish Class 15m & 30 m 
to Riparian Area, Trail, Sanitary Pump Station and Detention Pond. 

 
6. Council direct staff to make the appropriate amendments to the Anniedale-Tynehead NCP 

(Figure 6.1, 6.2, 7.7a, 7.7b, 8.2a, 8.2c, 8.3 and 8.4) as well as South Port Kells General 
Land-Use Plan (Figure 9) to maintain consistency and reflect the proposed servicing 
changes, as discussed in this report. 

 
 
ADDITIONAL PLANNING COMMENTS 
 
Background 
 

• A Planning Report for Development Application No. 7918-0305-00 was forwarded to Council 
for consideration at the December 17, 2018 Regular Council – Land-Use Meeting (Appendix 
III). At the Council meeting, the subject application was referred back to staff to provide 

additional information regarding the potential impacts of the development application on the 
Tynehead area. 
 

• This Additional Planning Comments Report outlines additional information relative to the 
public consultation process for the Anniedale-Tynehead NCP, school capacity and school 
planning issues within the NCP area, the servicing strategy and results of public notification 
on the subject proposal. 
 

Anniedale-Tynehead Neighbourhood Concept Plan (NCP) Consultation Process 
 

• The subject site is located within the South Port Kells General Land Use Plan (GLUP) which 
was adopted by Council in June 2005. The lands within the GLUP were further divided into 
three distinct neighbourhoods (Anniedale, Port Kells and Tynehead). 
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• In 2009, Council received Corporate Report No. R034 which authorized staff to prepare the 
Terms of Reference for the Anniedale-Tynehead Neighbourhood Concept Plan (NCP). The 
NCP was approved by Council in April 2012 and includes approximately 408 hectares 
(1,008 acres) of land. 

 

• The public consultation process for developing the NCP involved meeting with stakeholder 
groups, the City Advisory Committee, government agencies and local residents. The 
consultation process was based on a multi-stakeholder approach which helped to shape the 
preferred development concept and Stage 2 Land Use Concept Plan. 

 

• The Anniedale-Tynehead Citizen Advisory Committee (CAC) was created early in the NCP 
planning process through a community representative nomination and voting process. The 
CAC consisted of 13 property owners or their representatives, two association members that 
resided within the plan area and residents from the surrounding neighbourhoods. The CAC 
met monthly during Stage 1 of the planning process to provide input into the development of 
the Land Use Concept and at key points in Stage 2 as engineering servicing and/or financing 
strategies were being finalized. 

 

• The Anniedale-Tynehead CAC assisted in creating a set of General Planning Principles and 
Guiding Principles (Appendix IV) that helped to guide the land use plan for the NCP. These 
principles reflect the overall sustainability principles identified in the Port Kells GLUP and 
City of Surrey’s Sustainability Charter. 

 

• A number of public meetings and open houses were held by staff at key milestones throughout 
the NCP planning process to provide opportunities for the public to comment on the preferred 
development concept, utilities strategies and transportation infrastructure. 

 

• Several meetings were held with external agencies during the NCP planning process that 
included representatives from the Ministry of Transportation and Infrastructure (MOTI), 
Ministry of Agriculture, Translink, B.C. Hydro, Fortis B.C. and the Surrey School District.  

 

• In addition, the NCP planning process included presentations to various Committees of 
Council including the Development Advisory Committee, Heritage Advisory Committee, 
Agricultural Advisory Committee and Environmental Advisory Committee. 

 
School Capacity 
 

• The Surrey School District worked closely with City staff on development of the 
Anniedale-Tynehead NCP. At the time the NCP was adopted, the School District identified 
the following: 
 

o A total of 4 elementary schools would be required to serve the NCP area. 
o Secondary school students would be accommodated at either the existing North 

Surrey Secondary School or Salish Secondary School. 
o The School District would need to replace and construct a larger Port Kells Elementary 

School. 
o The School District would need to acquire 3 new elementary school sites. 
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• The School District has purchased two new elementary school sites within the NCP area: 
 

o 18995 – 87A Avenue: The site is located on the north side of 87A Avenue, just west of 
192 Street. The future elementary school site will serve the residents east of 184 Street 
along with the existing Port Kells Elementary School. 

o 17909 – 92 Avenue: the site is located between Highway 15 (176 Street) and 184 Street. 
The future elementary school site will serve the neighbourhoods south of Tynehead 
Regional Park (located at 168 Street and 96 Avenue). 
 

• At present, there are no operational elementary schools on the two new elementary school 
sites, noted above, purchased by the School District within the NCP Area. 
 

• The School District will continue to review and monitor school capacity to determine whether 
the 4 elementary schools originally anticipated within the NCP Area are able to accommodate 
the increase in density resulting from including secondary suites in single-family land uses 
that would likely result from services being provided to the area under Development 
Application No. 7918-0305-00. This may include a separate secondary school to serve the 
South Port Kells area.  

 

• In the 2019/2020 Five Year Capital Plan, the School District has identified the following: 
 
o The existing Port Kells Elementary School serves all of South Port Kells. The school 

has been identified for a future site expansion and replacement at a larger capacity. 
o Priority No. 32 includes a request for a new 605 capacity elementary school to be 

constructed within the NCP area. 
o Priority No. 29 includes a request for a third new elementary school within the South 

Port Kells area. 
o None of the projections have been approved or received capital funding from the 

Ministry of Education. 
 

• All capital funding to purchase land and/or construct new schools comes from the Ministry of 
Education. The School District’s Five-Year Capital Plan is the first step in starting the request 
for school funding. Although the list of items on the Capital Plan are updated and submitted 
annually, the Ministry of Education typically only recommends 1 to 5 projects to move to the 
feasibility stage. After the feasibility report is completed, the Ministry of Education approves 
the school design/construction or site acquisition funds on a project-by-project basis. 
 

• School capacity and future school projects within the Anniedale-Tynehead NCP Area will be 
prioritized higher on the School District’s Five-Year Capital Plan due to increased density 
resulting from including secondary suites in single-family land uses and residential 
construction in the area. As such, the subject development application which will provide the 
engineering infrastructure necessary to support (re-)development will provide the catalyst for 
the School District to review the 2020/2021 Five-Year Capital Plan. Therefore, school projects 
within the NCP Area will be given a higher priority in order to accommodate the increase in 
students generated by (re-)development. 
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• In recent months, the developer (Beech Westgard Developments Ltd.) has met with staff from 
the Surrey School Board to discuss the potential for securing a third school site located within 
the Anniedale-Tynehead NCP area to accommodate anticipated population projections. Until 
the Surrey School Board is able to make a business case to the Ministry of Education, it would 
be difficult for the School Board to purchase another future school site within the NCP area. By 
providing the necessary engineering infrastructure to allow for future (re-)development within 
the NCP area, the Surrey School Board would be able to provide proof that (re-)development of 
the NCP area is moving forward. 

 

• The developer has discussed with City staff the possibility of reserving a portion of land on 
172 Street (Appendix V) for the Surrey School Board to accommodate a potential future school 
site within the Anniedale-Tynehead NCP area. The portion of land reserved for a future school 
site would be available for purchase by the Surrey School Board for a specified period of time 

and at a set price. This would provide the Surrey School board with time to develop a business 

case for the purchase of another school site within the NCP as well as provide City staff and 
the Surrey School Board with time to review future student capacity requirements within the 
NCP and/or determine the appropriate location, if required, for a third school site. A Section 
219 Restrictive Covenant (No Build) will be registered on title for the properties pending the 
outcome of this review and the Surrey School Board’s decision on whether to acquire the 
properties. 

 
Servicing Constraints for Anniedale-Tynehead NCP 
 

• In order to encourage (re-)development within the Anniedale-Tynehead NCP area, multiple 
constraints related to the high-cost of servicing must be resolved. In particular, the NCP area 
is required to connect to a water source at Cherry Hill and, ultimately to a future Fleetwood 
Reservoir, as well as construct 5 sanitary pump stations and install 8 storm water 
quality/ detention ponds to intercept the increased run-off generated from future (re-) 
development. 
 

• Until now, there has been little or no (re-)development potential within the 
Anniedale-Tynehead NCP area given that a significant amount of engineering infrastructure is 

required to support any form of (re-)development. As such, substantial initial engineering 
infrastructure investment is required through a front-ending developer. 
 

• This development application will satisfy the conditions in Corporate Report R087;2018 and 
enable the applicant to establish 20-year terms for qualifying Development Cost Charges 
(DCC) Front-Ending Agreements (DCCFEAs) and Development Works Agreements (DWAs) 
in the Anniedale-Tynehead NCP proposed under Surrey Utility Extension Project 7818-0122-00 
which is a stand-alone project for engineering infrastructure servicing only. 

 

• As the servicing works are DCC items, the developer is entitled to be reimbursed up to the 

amounts contained in the 10-Year Servicing Plan; staff will prepare a future Corporate 

Report requesting Council approval to use the DCCFEAs to reimburse the front-ending 

developer. As the cost of the works are greater than the 10-Year Servicing Plan amounts, the 

front-ending developer has petitioned the benefiting owners to pay the difference through the 

DWAs which have been submitted to staff for review of sufficiency and to prepare a future 

Corporate Report requesting Council approval to use DWAs to reimburse the developer. The 
DCCFEAs and DWAs will provide the initial backbone of infrastructure required to enable the 
(re-)development of 425 hectares (1,050 acres) of land within the NCP. 
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• The developer, Beech Westgard Developments Ltd. through Anniedale Limited Partnership, is 
proposing to provide sanitary services as part of Surrey Utility Extension Project 7818-0122-00 
with an estimated construction cost of $15.75 million. In addition, the water services provided 
in Phase 1 will service a maximum population of 4,321 with an estimated construction cost of 
$23 million. In Phase 2, the estimated construction cost to extend water services to the future 
Fleetwood Reservoir is $34 million and will support the ultimate projected build-out 
population of 27,042 within the NCP Area. As such, the development application on the 
subject site will provide sanitary and water services for the NCP Area with no up-front cost to 
the City, and the front-ending developer will recover the costs upon collection of DCCs and 
DWA charges when developments occur. 

 
Proposed Water Servicing Strategy Amendment 
 

• In order to verify the proposed water system design for Development Application No. 
7918-0305-00 will meet the water service requirements for both the interim and ultimate 
water supply and development conditions, the applicant submitted a technical memorandum 
prepared by Aplin & Martin Consultants Ltd. The memorandum included a review and update 
to the proposed water supply system based on revised population projections and water supply 
source information. 
 

• The technical memorandum to City staff indicated that revised population projections and 
water supply information for the Anniedale-Tynehead NCP and Port Kells area will require 
updates to the water supply system proposed in the 2012 Anniedale-Tynehead NCP. 

 

• The proposed servicing strategy amendment will provide services to support an increase in 
density resulting from including secondary suites in single-family land uses within the 
Anniedale-Tynehead NCP as well as additional pipe upsizing to allow for increased population 
projections for Port Kells. 
 

• The Engineering Department has reviewed the technical memorandum submitted by Aplin & 
Martin Consultants Ltd. (noted above) and supports the proposed NCP Servicing Amendment 
in principle. In order to implement the amendment, the extent of the benefiting lands for the 
proposed feedermains will need to be defined appropriately for Anniedale-Tynehead as well as 
the future West Clayton, North Clayton and Port Kells areas. 

 
Proposed Sanitary Pump Station and Water Quality/Detention Pond 

 
• As part of Development Application No. 7918-0305-00, the applicant proposes to amend the 

Anniedale-Tynehead NCP in order to relocate a sanitary pump station (Lot 2) and water 
quality/detention pond (Lot 4) on the subject site. 

 

• With the proposed municipal infrastructure constructed on the subject site (i.e. sanitary 
pump station and water quality/detention pond), the majority of properties within Tynehead, 
west of 176 Street, will be able to access the services necessary to encourage (re-)development. 
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Sanitary Pump Station (Lot 2) 
 

• The Anniedale-Tynehead NCP identifies the need for five sanitary pump stations to support 
increased density resulting from including secondary suites in single-family land uses and 
encourage (re-)development. At present, there are no sanitary pump stations within the NCP 
area.  
 

• The applicant is proposing to relocate the sanitary pump station currently shown in the 
Anniedale-Tynehead NCP on the east side of 173A Street, just north of 92 Avenue, to the 
subject site (Lot 2). 

 

• The applicant has submitted a Pre-Design Report, prepared by Aplin & Martin Consultants 
Ltd., which provides a conceptual analysis of the overall pumping systems and forcemains 
within the Anniedale-Tynehead NCP. 

 

• The Pre-Design Report prepared by Aplin & Martin Consultants Ltd. for the proposed sanitary 
pump station on the subject site was reviewed by the Engineering Department and found to 
be generally acceptable.  
 

• The applicant will continue to work with City staff to design the sanitary pump station in 
order to meet the servicing requirements necessary to support increased density within the 
Anniedale-Tynehead NCP as well as accommodate the Green Infrastructure Network (GIN) 
corridor located along the north side of 92 Avenue. The ultimate location, size and design of 
the sanitary pump station will require further discussion and detailed design review by the 
Engineering Department but will be resolved before Final Adoption of the Rezoning By-law. 

 
Water Quality/Detention Pond (Lot 4) 
 

• In order to support increased density resulting from including secondary suites in 
single-family land uses, the applicant is required to provide a drainage plan to service the area 
west of 176 Street, per the Anniedale-Tynehead NCP.  
 

• Aplin & Martin Consultants Ltd. completed a thorough review of the existing drainage and 
site conditions for the Anniedale-Tynehead NCP area west of 176 Street and proposes an 
alternate stormwater management concept in order to meet the stormwater objectives of the 
City and respond to the constraints imposed by downstream drainage. 
 

• The three stormwater management concept options proposed by Aplin & Martin Consultants 
Ltd. would be adequate to meet the stormwater management objectives of the City as well as 
the downstream drainage constraints. The applicant is currently in the process of negotiating 
the required right-of-ways to accommodate the stormwater infrastructure. If a right-of-way is 
not obtained, the applicant will continue to investigate and identify any infrastructure sizing 
requirements in order to support increased density within the Anniedale-Tynehead NCP. 
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• The Engineering Department has reviewed the technical memorandum submitted by Aplin & 
Martin Consultants Ltd. and indicated that any of the three options, if explored further, could 

address the stormwater management issue. As such, the applicant will continue to work with 
City staff to identify the most appropriate option and, if necessary, re-design the water 

quality/ detention pond on proposed Lot 3. The ultimate location and size of the water 
quality/ detention pond will require further discussion and detailed design review by the 
Engineering Department but will be resolved before Final Adoption of the Rezoning By-law. 

 
 
PRE-NOTIFICATION 
 
Following the Regular Council – Land-Use Meeting on December 17, 2018, staff received the 
following responses from the public notification process (staff comments in italics): 
 
Comments in Favour of Development Application No. 7918-0305-00 
 

• Twenty-seven individuals provided comments in favour of encouraging (re-)development 
within the Anniedale-Tynehead NCP area and Development Application No. 7918-0305-00 
including the following: 
 

o Encouraging (re-)development within the Anniedale-Tynehead NCP area will 
accompany the necessary investments in engineering infrastructure required              
to extend services to current residents and provide access to municipal water,       
storm and sanitary systems. In addition, current residents will directly benefit        
from improvements including street lighting, sidewalks, on-street parking, etc. 
 

o Encouraging (re-)development and increased density within the Anniedale-Tynehead 
NCP area will provide affordable housing options as well as commercial development 
opportunities which are necessary to promote a well-planned and vibrant community. 

 
o Encouraging (re-)development within the Anniedale-Tynehead NCP area will allow 

current residents to receive fair market value for their property without significant  
up-front costs to individual property owners. In contrast, the front-ending developer 
will provide the up-front costs associated with financing the necessary engineering 
infrastructure required to service the NCP. 

 
o Encouraging (re-)development within the Anniedale-Tynehead NCP area will allow for 

existing properties to (re-)develop instead of remaining vacant which results in crime, 
neglect, transient ownership, unsightly premises and deteriorating property values. 

 
o Encouraging (re-)development within the Anniedale-Tynehead NCP area will provide 

valuable industrial land and support the City of Surrey’s Employment Lands Strategy. 
 
o The Anniedale-Tynehead NCP area is well-served by existing transportation corridors 

(No. 1 Highway, No. 15 Highway, South Fraser Perimeter Road as well as Golden Ears 
Connector). 
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Comments in Opposition to Development Application No. 7918-0305-00 (With Staff and 
Applicant’s Response in Italics) 
 

• Two individuals expressed concern the development proposal sign installed on the subject site 
is not visible to passing motorists along 96 Avenue or individuals visiting the nearby Tynehead 
Regional Park or Tynehead Hatchery. 
 

(According to City Policy No. O-8, development applications that involve rezoning or 

subdivision require a development proposal sign be installed on the subject site. If the subject 

site fronts more than one unopened road allowance, a development proposal sign may be 
required along each of the frontages. For Development Application No. 7918-0305-00, the 
applicant installed two signs [one on 92 Avenue and one on 172 Street]. A concerned resident 
later notified City staff that the development proposal sign on 92 Avenue had been removed. 
The applicant ensured the sign was reinstalled within 48 hours of being notified by City 
staff.) 

 

• Three individuals expressed concern about the lack of public consultation, especially with 
respect to the far-reaching impacts associated with encouraging (re-)development within    
the Anniedale-Tynehead NCP area. One individual requested greater public access to any 
information regarding the impact of development on local watersheds, all environmental 
impact studies as well as consultation efforts with the Department of Fisheries and Oceans 
(DFO). 
 

(As part of the public notification process, a development proposal sign was installed on the 
subject site and pre-notification letters were mailed to all residents within 100 metres 
[300 ft.] of the subject site. In addition, the applicant has submitted an Ecosystem 
Development Plan and Habitat Balance Compensation Plan for the subject site which are 
available, upon request, from City staff. 

 
All future development applications submitted for properties located within the 
Anniedale-Tynehead NCP area are subject to detailed review by City staff and the public 
consultation process. Each application will be assessed individually. In addition, information 
submitted by  the applicant, in support of the development proposal, is made available to the 
public.) 

 

• Four individuals expressed concern about the applicant’s proposal to eliminate the Class A 
(red-coded) watercourse located along the north side of 92 Avenue. 
 

(The applicant’s proposal to eliminate the Class A [red-coded] watercourse along the north 
side of 92 Avenue is subject to input and approval from the Ministry of Forests, Lands and 
Natural Resource Operations [MFLNRO] under the Water Sustainability Act. 

 
The applicant acknowledges that Development Application No. 7918-0305-00 is proceeding 
to Council without input or approval from MFLNRO and, if the applicant cannot obtain 
approval, the proposed layout may not be feasible and may require further revision as well as 
review by City staff.) 
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• Ten individuals expressed concern that the proposed development on the subject site will 
result in the reduction of tree canopy and contribute to climate change. 
 

(A total of fifteen by-law sized trees were identified on the subject site. Five trees are 
proposed to be removed to accommodate development and road widening for 171 Street. A 
total of ten on-site trees will be retained with an additional 5 replacement trees proposed on 
Lot 1. An additional 33 by-law sized trees were identified within the proposed riparian area 
[Lot 3]. The trees within the riparian lot will be retained, except where removal is required 
due to hazardous conditions. This will be determined at a later date, in consultation with 
City staff from the Parks, Recreation and Culture Department. 

 
All trees located within Lot 2 [sanitary pump station] and Lot 4 [water quality/detention 
pond] will be retained, except where removal is deemed necessary due to hazardous 
conditions or to facilitate the construction of municipal infrastructure.) 

 

• Six individuals expressed concern the proposed development on the subject site will negatively 
impact riparian habitat and the Green Infrastructure Network (GIN) corridor on the north side 
of 92 Avenue. 
 

(The applicant will dedicate the riparian area [Lot 3] to the City, without compensation, as 
part of this development application. The riparian area includes a Class B [yellow-coded 
watercourse] and complies with the minimum 15 metre [49 ft.] setback from top-of-bank 
required under Part 7A of Zoning By-law No. 12000 [Streamside Protection]. 

 
In addition, the applicant is dedicating a further 10 metres [33 ft.] of area to the City from 
the proposed pump station [Lot 2] in order to provide sufficient width to maintain a suitable 
GIN corridor along the north side of 92 Avenue. The reduced GIN corridor width on proposed 
Lot 2 is offset by dedication of the water quality/detention pond on proposed Lot 4 which 
provides additional wildlife habitat. 

 
In total, the riparian area [Lot 3] and green space provided on the sanitary pump station and 
water quality/detention pond lots is approximately 6,138 square metres [66,069 sq. ft.] of the 
subject site or 76% of the total gross site area.) 

 

• One individual expressed concern that Development Application No. 7918-0305-00 will result 
in increased flooding. In addition, the individual expressed concerns that the proposed water 
quality-detention pond may be insufficient to prevent future flooding. 
 

(The Anniedale-Tynehead NCP Rainwater Management Plan and the City of Surrey’s Design 
Criteria for stormwater management both ensure that the impacts from development are 
mitigated and controlled to pre-development levels. The applicant has been working with 
City staff from the Engineering Department to ensure that these criteria are met. The City of 
Surrey has undertaken the implementation of a low-land flood management strategy to 
mitigate the effects of development to the low-land properties. 

 
Development Application No. 7918-0305-00 will create a water quality/detention pond [Lot 
4].  In addition to on-site source controls on the single-family residential lot [Lot 1], the pond 
will be sized in accordance with City of Surrey engineering design criteria.) 
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• One individual expressed concern that the development proposal on the subject site under 
Development Application No. 7918-0305-00 does not include a minimum 30 metre (98 ft.) 
wide buffer adjacent the Agricultural Land Reserve (ALR).  
 

(The proposed single-family dwelling on Lot 1 will be located roughly 65 metres [213 ft.] from 
the ALR boundary. The remaining lots [Lot 2, 3 and 4] will be conveyed to the City for the 
purposes of riparian protection and municipal infrastructure. As a result, the City lots will 
form a natural buffer between future residential development, north of 92 Avenue, and the 
ALR boundary. 

 
Furthermore, there are several man-made buffer elements including the sanitary pump 
station [Lot 2], riparian area [Lot 3] and water quality/detention pond [Lot 4] as well as 
variable road allowance for 92 Avenue, all of which are located on the urban side of the ALR 
boundary. The development application proceeded to the Agriculture and Food Security 
Advisory Committee [AFSAC] in November 2018 for information purposes and was generally 
accepted.) 

 

• Two individuals highlighted the importance of Tynehead Regional Park to residents of the 
Lower Mainland and expressed concerns that permitting (re-)development in the 
Anniedale-Tynehead NCP area could negatively impact this open space. 
 

(The potential for [re-]development within the Anniedale-Tynehead NCP area will benefit 
from the proximity to Tynehead Regional Park. The regional park will have new users, but 
this will not be a negative impact. There will be trail and walkways constructed as part of the 
development in the NCP area that will be an extension of the trail system in the park. Access 
to and use of the trail system will be a benefit to the community. 

 
In addition, the Anniedale-Tynehead NCP was designed to mitigate any possible impact to 
the park drainage system and/or ecology.) 

 

• Sixteen individuals expressed concern that encouraging (re-)development within the 
Anniedale-Tynehead NCP area will negatively impact natural habitat and green/open space. 
 

(The Anniedale-Tynehead NCP has prescriptive and detailed requirements related to open 
space, habitat preservation, tree retention and Green Infrastructure Networks [GINs]. 
Following provincial regulations, City of Surrey by-laws and requirements of the NCP, 
[re-]development of properties within the NCP area will help secure parks and open space as 
well as habitat corridors adjacent to watercourses. In some cases, there will be 
improvements and restoration within existing habitat corridors. The development of the 
NCP lands will also ensure that green and open space areas are protected in public 
ownership rather than being owned by private land owners which does not afford the same 
level of protection for ecological areas.) 

 

• Two individuals expressed concern that there are approximately twenty watercourses located 
within the Anniedale-Tynehead NCP area that require protection. 
 

(Future development applications submitted for properties within the Anniedale-Tynehead 
NCP area will be assessed individually. All properties with on-site watercourses or located 
within a Development Permit Area [DPA] for Sensitive Ecosystems [Streamside Protection] 
are expected to follow the DP Guidelines outlined in the OCP.) 
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• Nine individuals expressed concern that encouraging (re-)development and allowing 
increased density within the Anniedale-Tynehead NCP area will negatively impact the 
Serpentine headwaters which provide the source water for small streams and several        
larger branches including the Serpentine River and Latimer Creek. Specifically, these 
individuals expressed the following concerns: 

 
o Redevelopment is accompanied by increases in impervious areas which promote 

surface runoff over groundwater recharge. 
 

o Increased impervious areas will negatively impact existing fish bearing streams by 
increasing the incidence of flash flooding which is extremely dangerous for spawning 
beds and leads to reduced water flow in summer months. 

 
o Commercial and industrial (re-)development significantly increases the probability of 

toxic spills into sensitive waterways. 
 

(Increased runoff will be mitigated through the use of on-site best management 
practices [BMPs] to promote retention and infiltration of stormwater runoff. 
Implementation of BMPs allow for runoff to be retained on-site and infiltrated back 
into the groundwater system. It is anticipated that on-site BMPs will intercept 
90% of the rainfall and will maintain base flows. 

 
The use of on-site stormwater detention facilities and BMPs will help to mitigate 
flooding and increased flow from rainfall events. Rainfall within the NCP area is 
directed to drainage ditches in the ALR floodplain. The ALR lands drainage system 
has been designed to accommodate the development of all up-lands in Surrey. 

 
All commercial and industrial developments are required to have on-site facilities 
that prevent the release of pollutants into the municipal storm system. These 
facilities include oil/water separators and stormwater treatment manholes with 
Restrictive Covenants registered on commercial and industrial lots for the operation 
and maintenance of these facilities by the owner.) 

 

• One resident expressed concern that encouraging (re-)development within the 
Anniedale-Tynehead NCP area could result in groundwater contamination from 
decommissioning of existing wells and/or septic systems. 

 
(The decommissioning of existing wells is subject to Provincial legislation under the Water 
Sustainability Act’s Groundwater Protection Regulation. In addition, any decommissioning       
of existing septic systems must follow Fraser Health requirements and should be undertaken     
in accordance with best management practices.) 

 

• Five individuals expressed concern that encouraging redevelopment within the 
Anniedale-Tynehead NCP area will negatively impact well water, aquifers, existing drainage 
systems and result in greater flooding of low-lying areas and pressure on dyke systems, 
especially within the ALR. 
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(Stormwater management principles in the NCP promote infiltration of runoff back into the 
ground so there will be no impact to wells and/or aquifers. Drainage conveyance systems 
will be designed in accordance with City of Surrey engineering design criteria so that flows 
are safely conveyed. This, in conjunction with stormwater detention/infiltration, will 
mitigate any risks of flooding associated with development in the Anniedale-Tynehead NCP 
area.) 

 

• One individual expressed concern that Surrey residents will ultimately be responsible for the 
on-going costs of infrastructure maintenance for schools, recreation facilities, hospitals and 
emergency service personnel with redevelopment of the Anniedale-Tynehead NCP area. 
 

(All future [re-]development within the Anniedale-Tynehead NCP area will generate 
additional property tax revenue for the City and, thereby, assist in maintenance and 
operation of municipal infrastructure in the NCP area. The funding for schools and hospitals 
is provided by the Province and will not generate any additional financial burden for Surrey 
residents.) 

 

• Five individuals expressed concern that encouraging (re-)development within the 
Anniedale-Tynehead NCP area will result in increased density without the associated 
improvements in necessary infrastructure to support these developments (e.g. schools, 
hospitals, community centres, civic facilities, widening roadways, installing sidewalks, etc.). 
 

(Any [re-]development within the Anniedale-Tynehead NCP area is responsible for all 
associated infrastructure. Developers are required to fund and construct road widening, 
including sidewalks and streetlights, etc. In addition, the NCP outlines areas that are to be 
used for schools, parks as well as civic facilities.) 

 

• One individual expressed concern that encouraging (re-)development and increased density 
within the Anniedale-Tynehead NCP area will negatively impact school students who will  
have to contend with increased traffic as residential properties adjacent to existing/future 
schools redevelop. 
 

(Any [re-]development within the Anniedale-Tynehead NCP area is responsible for all 
associated infrastructure. Developers are required to fund and construct road widening, 
including sidewalks and streetlights. The improvements to roadways and sidewalks will 
accommodate vehicle traffic and pedestrians within the vicinity of existing/future schools.) 

 

• Two individuals expressed concern that encouraging (re-)development and increased density 
within the Anniedale-Tynehead NCP area will increase traffic congestion and result in lower 
traffic safety. 
 

(The transportation management requirements outlined in the NCP are based on a detailed 
Transportation Impact Study [TIS] conducted for the City. Developers will be responsible for 
construction of the ultimate roads fronting development lands to accommodate increases in 
traffic related to development. In addition, the city can require other related transportation 
improvements if there is a development that meets a threshold in traffic that requires added 
measures. 
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In addition, the Provincial Government and City of Surrey have invested in improvements to 
96 Avenue, 88 Avenue, Golden Ears Connector, South Fraser Perimeter Road and No. 1 
Highway. As such, the actual road capacity in this area of Surrey will exceed projected traffic 
volumes.) 

 

• Seven individuals expressed concern that encouraging (re-)development and increased density 
within the Anniedale-Tynehead NCP area does not reflect smart development guidelines. 
 

(Development Application No. 7918-0305-00 will comply with the Anniedale-Tynehead NCP 
and provides key components of municipal infrastructure that is required to service the NCP 
area. In addition, the municipal infrastructure will be completed prior to other development 
applications within the NCP area proceeding to Council. Furthermore, the developer is 
coordinating with the Surrey School District to secure a third school site within the NCP 
area to accommodate future growth.) 

 

• One resident asked for additional information on the Development Works Agreement (DWA) 
petition and further clarification on the financial obligations for developers and homeowners 
that tie into the proposed services at a later date. 
 

(The DWAs are payable at the first opportunity available with connection to the service. 
This would include a building permit that requires connection to the applicable service 
[storm, water, sanitary], subdivision and/or rezoning and development of a property. If the 
developer or property owner does not develop, rezone, subdivide and/or require the service as 
part of a Building Permit on the property during the term of the DWA is applicable, before 
expiry, then no payment would be collected by the City.) 

 

• Nine individuals expressed concern that encouraging (re-)development and allowing increased 
density within the Anniedale-Tynehead NCP area will negatively impact the neighbouring Port 
Kells area. Specifically, the following concerns were raised by residents of Port Kells: 
 

o Future redevelopment within the Anniedale-Tynehead NCP will result in increased 
traffic through Port Kells which is already subject to higher traffic that resulted from 
densification in Clayton and Langley. 
 

o The residents of Port Kells are opposed to widening of arterial roads that could result 
in increased traffic (e.g. 192 Street, 88 Avenue, 184 Street, 90 Avenue and 180 Street). 

 
o The existing roads in Port Kells are subject to flooding and slow-moving vehicles. 
 
o More roads would result in greater noise, pollution and safety concerns. 
 
o Existing roads in Port Kells are subject to increased wear, unsightly trash and damage 

to street-side shoulders. 
 
o The wildlife habitat and open space areas in Port Kells need to be preserved. 
 
o Future redevelopment within the Anniedale-Tynehead NCP area will change the quiet 

semi-rural village character of Port Kells which includes small farms and home-based 
businesses. 
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o The planning process should include retail merchants to ensure sufficient commercial 

services will be available within the Anniedale-Tynehead NCP area for future residents 
so they will not need to travel through Port Kells to access services in Langley (e.g. yoga 
studios, medical offices, grocery stores, etc.). 

 
(The Anniedale-Tynehead NCP was approved in April 2012 after an extensive public 
consultation process. The NCP includes provisions for Green Infrastructure Network 
[GIN] corridors, riparian area protection, public parks and open space as well as 
transportation infrastructure to promote a finer-grained road network which help to 
address transportation and environmental concerns.) 

 

• The Port Kells Community Association submitted a letter requesting that Council direct staff 
to undertake a detailed planning process and initiate a Neighbourhood Concept Plan (NCP) 
for the Pork Kells area. 
 
(At present, City staff are working on developing or revisiting existing secondary plans with a 
focus on growth areas such as City Centre, Town Centres and areas along frequent and future 
rapid transit routes. Given that the Port Kells area will be serviced through Anniedale-Tynehead      
(i.e. sanitary and water), the detailed planning process for Port Kells would likely not occur until 
the services become available with the gradual build-out in Anniedale-Tynehead.) 

 

• A citizen group expressed the following concerns about Development Application No. 
7918-0305-00 and encouraging (re-)development within the Anniedale-Tynehead NCP area: 
 

o The applicant’s proposal to eliminate the Class A (red-coded) watercourse on the 
north side of 92 Avenue under Development Application No. 7918-0305-00 would  
pose a serious threat to salmonoids. In addition, the development is located within 
close proximity to Tynehead Regional Park and Tynehead Hatchery. Therefore, the 
proposed development could negatively impact the Serpentine headwaters. 

 
o The removal of on-site trees to accommodate (re-)development may contribute to 

slope instability and increased flooding. In addition, road widening and impacts on 
watercourses also contribute to rain/water management and flows to area aquifers. 
The current roads adjacent the ALR are already at risk of flooding in heavy rain. As 
such, additional development could increase flooding that already occurs. 

 
o The Anniedale-Tynehead NCP area lacks transportation infrastructure (e.g. limited 

bus service or access to Skytrain) which contributes to additional vehicle traffic, a 
major cause of global warming. 
 

o Investments in transportation infrastructure is required in conjunction with growth. 
 
o The Metro Vancouver Regional Growth Strategy advises focusing growth and 

development in Frequent Transit Development Areas (FTDAs). The Anniedale-
Tynehead NCP area is not located within a FTDA. 

 
o The Metro Vancouver Regional Growth Strategy identifies major natural hazard risks 

including slope instability, flooding and earthquakes. Development Application No. 
7918-0305-00 includes two properties on a slope, located above a 200-year floodplain 
and directly adjacent to the Agricultural Land Reserve. 
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o The Metro Vancouver Regional Growth Strategy recommends assessing the overall 

health implications of proposed new communities, infrastructure and transportation 
services, including air quality and noise, with input from public health authorities. As 
part of Development Application No. 7918-0305-00, public health authorities should 
provide these assessments given the subject application will open the entire NCP area 
for future redevelopment. 

 
(The Anniedale-Tynehead NCP was approved in April 2012 after an extensive public 
consultation process. The NCP includes provisions for Green Infrastructure Network 
[GIN] corridors, riparian area protection, public parks and open space as well as 
transportation infrastructure to promote a finer-grained road network which help to 
address transportation and environmental concerns.) 

 

• City staff received a petition, signed by 12 individuals, who expressed the following concerns 
with regard to Development Application No. 7918-0305-00 and encouraging (re-)development 
within the Anniedale-Tynehead NCP area: 
 

o The applicant is proposing to eliminate the Class A (red-coded) watercourse on the 
north side of 92 Avenue under Development Application No. 7918-0305-00. 
 

o The NCP area includes natural habitat and diverse vegetation. 
 

o The NCP area includes an important tributary system for the Serpentine River which 
provides spawning grounds for fish and wildlife habitat for animals that inhabit the 
watershed. 

 
o Development could result in population increases with an estimated density that 

exceeds 20,000 residents. 
 
o Development will have a profound impact on the watershed and contribute to 

increased flooding. 
 
o Development will result in the loss of critical salmon habitat and result in damage to 

riparian areas. 
 
o Development will result in arterial road widening and increased traffic congestion 

which further harms the environment, wildlife and Surrey residents. 
 
o Development should be paused until all impact studies are complete and made 

available to Mayor and Council as well as the public. 
 
o Development should be paused to allow for infrastructure investments to catch-up 

(e.g. sidewalks, schools, etc.) before permitting more dense development proposals    
to proceed to Council. 
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o Development within the Anniedale-Tynehead NCP area does not reflect smart 

development guidelines. 
 

(The Anniedale-Tynehead NCP was approved in April 2012 after an extensive public 
consultation process. The NCP includes provisions for Green Infrastructure Network 
[GIN] corridors, riparian area protection, public parks and open space as well as 
transportation infrastructure to promote a finer-grained road network which help to 
address transportation and environmental concerns.) 

 

• On April 5, 2019, City staff facilitated a meeting between the developer (Beech Westgard 
Developments Ltd.) and several local residents to provide additional clarification, a better 
understanding of the development proposal and discuss any concerns these residents have 
regarding this proposal. At the meeting, the developer and City staff provided the following 
information: 
 

o The review process and public notification process for development applications. 
 

o The engineering infrastructure requirements to provide services to the 
Anniedale-Tynehead NCP area. 

 
o The anticipated population projections for the Anniedale-Tynehead NCP area. 
 
o The current school capacity and future planning/school site acquisition within the 

Anniedale-Tynehead NCP area. 
 
o The decommissioning requirements for septic systems. 
 
o The stormwater catchment and run-off mitigation measures. 
 
o The Development Works Agreements (DWAs). 
 

• In addition, staff note there are currently two on-line petitions that started in response to 
Development Application No. 7918-0305-00 and the potential for (re-)development within  
the Anniedale-Tynehead NCP area. One petition, signed by 234 individuals, is in favour of 
encouraging (re-)development within the NCP area. In contrast, 307 individuals signed the 
petition opposed to (re-)development within the Anniedale-Tynehead NCP area. Staff have 
noted that the comments expressed in favour of and opposed to future (re-)development in 
the on-line petitions are similar to those comments received through the public notification 
process, as outlined in this report. 

 
 
RECOMMENDATION 
 

• In order to encourage (re-)development within the Anniedale-Tynehead NCP, the NCP area 
must overcome multiple constraints related to the high-cost of utilities servicing. Until now, 
little or no (re-)development has taken place within the NCP given the need for a substantial 
initial engineering infrastructure investment through a front-ending developer.  
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• The developer, Beech Westgard Developments Ltd. through Anniedale Limited Partnership, is 
proposing to provide sanitary services as part of Surrey Utility Extension Project 7818-0122-00 
with an estimated construction cost of $15.75 million. In addition, the water services provided 
in Phase 1 will service a maximum population of 4,321 with an estimated construction cost of 
$23 million. In Phase 2, the estimated construction cost to extend water services to the future 
Fleetwood Reservoir is $34 million and will support the ultimate projected build-out 
population of 27,402 within the NCP area. As such, the development application on the 
subject site will provide sanitary and water services for the NCP area with no up-front cost to 
the City, and the front-ending developer will recover the costs upon collection of DCCs and 
DWA charges when developments occur. 

 

• With (re-)development in the Anniedale-Tynehead NCP area, the School District will be able 
to assign a higher priority to school site acquisition and construction projects in order to help 
support the increase in density that will result from the availability of services and additional 
residential construction. In addition, the applicant is proposing to reserve a portion of land on 
172 Street (Appendix V) for the Surrey School Board to accommodate a potential future school 
site within the NCP area. A Section 219 Restrictive Covenant (No Build) would be registered on 
title thereby allowing the Surrey School Board to make a business case, review future student 
capacity requirements within the NCP and/or determine the appropriate location, if required, 
for a third school site. 

 

• As such, the Planning and Development Department recommends that a by-law be introduced 
by Council to rezone the site and date be set for Public Hearing and that Council direct staff to 
draft the Development Permit. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners and Action Summary (Confidential) 
Appendix II. Site Plan 
Appendix III. Planning Report – December 17, 2018 
Appendix IV. General Planning Principles and Guiding Principles from Anniedale-Tynehead 

CAC 
Appendix V. Possible Future School Site Within the Anniedale-Tynehead NCP Area 
 
 

original signed by Ron Gill 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
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City of Surrey
PLANNING & DEVELOPMENT REPORT

File: 7918-0305-00
Planning Report Date:  December 17, 2018 

PROPOSAL:

• NCP Amendment to the Anniedale-Tynehead Stage II 
NCP Servicing Strategy

• Partial NCP Amendment from Low Density Cluster 
(4-6 u.p.a.), Low Density Cluster (Green Space Transfer), 
Trail and Fish Class 15m & 30m Buffer Class B to Riparian 
Area, Trail, Sanitary Pump Station and Detention Pond

• Rezoning from RA to RF-13
• Development Permit

to allow for subdivision into one single family lot, two lots 
for municipal infrastructure and one riparian lot. A 
Development Permit for Sensitive Ecosystems (Streamside 
Areas) is required for proposed Lot 1.

LOCATION: 17141 – 92 Avenue, 9235 – 172 Street

ZONING: RA 

OCP DESIGNATION: Urban

NCP DESIGNATION: Low Density Cluster (4-6 u.p.a.), 
Low Density Cluster (Green Space 
Transfer), Trail and Fish Class 15m 
& 30m Buffer Class B 
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RECOMMENDATION SUMMARY

• By-law Introduction and set date for Public Hearing for Rezoning.

• Approval to draft Development Permit.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

• Proposed amendment to the servicing strategy for the water system, identified within the 
Anniedale-Tynehead NCP Stage II report, to encourage (re-)development as well as support 
increased densities.

• Proposed amendment to the Anniedale-Tynehead Neighbourhood Concept Plan (NCP) in 
order to re-designate a portion of the subject site from Low Density Cluster (4-6 u.p.a.), Low 
Density Cluster (Green Space Transfer), Trail as and Fish Class 15m & 30m Buffer Class B to 
Riparian Area, Trail, Sanitary Pump Station and Detention Pond. 

RATIONALE OF RECOMMENDATION

• The proposal complies with the "Urban" Official Community Plan (OCP) Designation.

• An NCP Amendment is necessary in order to accommodate a sanitary pump station (Lot 2), 
riparian protection area (Lot 3) and water quality/detention pond (Lot 4) on the subject site.

• With the proposed municipal infrastructure on the subject site (i.e. pump station and water 
quality/detention pond), the majority of properties within Tynehead, west of 176 Street, will 
be able to access the services necessary to encourage (re-)development.

• The applicant has undertaken a review and proposes updates to the water supply system for 
the Anniedale-Tynehead NCP based upon revised population projections and water supply 
source information. The analysis suggests that changes to the servicing strategy, identified 
within the NCP, could result in cost benefits as well as support higher densities within the 
Anniedale-Tynehead NCP and Port Kells area, as outlined later in this report.

• Until now, there has been little or no (re-)development potential within the 
Anniedale-Tynehead NCP given that a significant amount of engineering infrastructure is 
required to support any form of (re-)development within the NCP area. As such, substantial 
initial engineering infrastructure investment is required through a front-ending developer.
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• This development application will satisfy the conditions in Corporate Report R087 
(May 2, 2018) and enable the applicant to establish 20-year terms for qualifying Development 
Cost Charges (DCC) front-ending agreements and Development Works Agreements within 
the Anniedale-Tynehead NCP. 

• The Development Cost Charge Front-Ending Agreements (DCCFEAs) will help to reimburse 
developers for the construction costs associated with DCC eligible infrastructure required to 
support growth. The DCCFEAs will provide the initial backbone of infrastructure required to 
enable the (re-)development of 425 hectares (1,050 acres) of land within the NCP.
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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 (13) Zone (RF-13)" and a date be set for Public Hearing. 

2. Council authorize staff to draft Development Permit No. 7918-0305-00 for Sensitive 
Ecosystems (Streamside Areas), for proposed Lot 1, generally in accordance with the 
attached drawings (Appendix II) and environmental report(s) dated December 4, 2018.

3. 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) input and approval from the Ministry of Forests, Lands and Natural Resource 
Operations under the Water Sustainability Act for the proposed relocation of the 
Class A (red-coded) watercourse on the north side of 92 Avenue;

(d) submission of a finalized Ecosystem Development Plan and Habitat Balance 
Report to the satisfaction of the Planning and Development Department;

(e) submission of a finalized tree survey and a statement regarding tree preservation 
to the satisfaction of the City Landscape Architect; 

(f) the applicant satisfy the deficiency in tree replacement on the site, to the 
satisfaction of the Planning and Development Department;

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

(h) submission of a finalized lot grading plan to the satisfaction of the Planning and 
Development Department;

(i) completion of a P-15 agreement for monitoring and maintenance of replanting 
within the conveyed riparian areas and Bothwell Park to the satisfaction of the 
Parks, Recreation and Culture Department;

(j) registration of a Section 219 Restrictive Covenant on proposed Lot 1 advising the 
future homeowner of the potential for farm operations on the agricultural lands 
south of 92 Avenue;

(k) registration of a Section 219 Restrictive Covenant on proposed Lot 1 for tree 
protection;

(l) the applicant will convey proposed Lot 3 to the City, without compensation, for 
the purposes of riparian protection; 
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(m) the applicant will convey proposed Lot 2 (pump station) and Lot 4 
(water quality/ detention pond) to the City for the purposes of municipal 
infrastructure with cost recovery through DCC Front-Ending Agreements as well 
as Development Works Agreements; and 

(n) the applicant adequately address the City’s needs with respect to the City’s 
Affordable Housing Strategy, to the satisfaction of the General Manager, Planning 
& Development.

4. Council pass a resolution to amend the servicing strategy for the Anniedale-Tynehead NCP.

5. Council pass a resolution to amend the Anniedale-Tynehead Neighbourhood Concept 
Plan (NCP) to re-designate a portion of the subject site from Low Density Cluster 
(4-6 u.p.a.), Low Density Cluster (Green Space Transfer), Trail and Fish Class 15m & 30 m 
to Riparian Area, Trail, Sanitary Pump Station and Detention Pond.

6. Council direct staff to make the appropriate amendments to the Anniedale-Tynehead NCP 
(Figure 6.1, 6.2, 7.7a, 7.7b, 8.2a, 8.2c, 8.3 and 8.4) as well as South Port Kells General 
Land-Use Plan (Figure 9) to maintain consistency and reflect the proposed servicing 
changes, as discussed in this report.

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:

1 Elementary student at Serpentine Heights Elementary School
0 Secondary students at North Surrey Secondary School

(Appendix IV)

The applicant has advised that the dwelling unit in this project is 
expected to be constructed and ready for occupancy by May, 2020.

Parks, Recreation 
& Culture:

The applicant is required to enter into a P-15 agreement for 
monitoring and maintenance of replanting in the conveyed riparian 
areas and Bothwell Park. In addition, WSA approval is required for 
proposed works within Bothwell Park.

Agricultural and Food 
Security Advisory 
Committee (AFSAC):

The application was presented to AFSAC on November 1, 2018 for 
information purposes. No concerns were expressed given that the 
single family residential lot (Lot 1) was not directly adjacent to the 
Agricultural Land Reserve (ALR) and proposed Lots 2, 3 and 4 will 
provide sufficient buffering from agricultural activities taking place 
within the ALR. 
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SITE CHARACTERISTICS

Existing Land Use: Single family residential

Adjacent Area:

Direction Existing Use OCP/NCP 
Designation

Existing Zone

North: Single family residential Urban/Low Density 
Cluster (4-6 u.p.a.), 
Low Density Cluster 
(Green Space Transfer) 
and Fish Class 15m & 
30m Buffer Class B

RA

West and East 
(Across 172 Street):

Single family residential Urban/Low Density 
Cluster (4-6 u.p.a.), 
Low Density Cluster 
(Green Space 
Transfer), Trail and 
Fish Class 15m & 30m 
Buffer Class B

RA

South 
(Across 92 Avenue):

Vacant agricultural parcels Agricultural A-1

JUSTIFICATION FOR PLAN AMENDMENT

Background

• The subject site is located within the South Port Kells General Land Use Plan (GLUP) which 
was adopted by Council in June, 2005. The lands within the GLUP were further divided into 
three distinct neighbourhoods (Anniedale, Port Kells and Tynehead).

• In 2009, Council received Corporate Report No. R034 which authorized staff to prepare the 
Terms of Reference for the Anniedale-Tynehead Neighbourhood Concept Plan (NCP). The 
NCP was approved by Council in April, 2012 and includes approximately 408 hectares 
(1,008 acres) of land.

• The Anniedale-Tynehead NCP contains a mixture of low-, medium- and high-density 
residential, commercial, light industrial/business park and institutional land-uses 
(e.g. community centres, schools, parks, etc.).

• At the time the NCP was adopted in 2012, there were approximately 374 individual properties 
within the NCP area. The properties are primarily zoned "One-Acre Residential Zone (RA)" or 
"General Agricultural Zone (A-1)".
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• In order to encourage (re-)development, the NCP area must overcome multiple constraints 
related to the high-cost of servicing. In particular, the NCP area is required to connect to a 
water source at Cherry Hill and, ultimately Fleetwood Reservoir, as well as construction of 
5 sanitary pump stations and installation of 8 stormwater detention ponds which are required  
to intercept the increased run-off generated from future (re-)development.

Constraints on (Re-)development

• Until now, there has been little or no (re-)development potential within the Anniedale-
Tynehead NCP given that a significant amount of engineering infrastructure is required to 
support any form of (re-)development within the NCP area. As such, substantial initial 
engineering infrastructure investment is required through a front-ending developer.

• This development application will satisfy the conditions in Corporate Report R087 
(May 2, 2018) and enable the applicant to establish 20-year terms for qualifying Development 
Cost Charges (DCC) front-ending agreements and Development Works Agreements within 
the Anniedale-Tynehead NCP. 

• The Development Cost Charge Front-Ending Agreements (DCCFEAs) will help to reimburse 
the front-ending developer for the construction costs associated with DCC eligible 
infrastructure required to support growth. The DCCFEAs will provide the initial backbone of 
infrastructure required to enable the (re-)development of 425 hectares (1,050 acres) of land 
within the NCP.

Proposed Sanitary Pump Station and Water Quality/Detention Pond

• As part of Development Application No. 7918-0305-00, the applicant proposes to amend the 
Anniedale-Tynehead NCP in order to accommodate a sanitary pump station (Lot 2) and water 
quality/detention pond (Lot 4) on the subject site.

• With the proposed municipal infrastructure constructed on the subject site (i.e. pump station 
and water quality/detention pond), the majority of properties within Tynehead, west of 
176 Street, will be able to access the services necessary to encourage (re-)development.

Proposed Servicing Strategy Amendment

• In order to verify the water system design currently undertaken for Development Application 
No. 7918-0305-00 will meet the water service requirements for both the interim and ultimate 
water supply and development conditions, the applicant submitted a technical memorandum 
prepared by Aplin & Martin Consultants Ltd. The memorandum included a review and update 
to the proposed water supply system based on revised population projections and water supply 
source information.

• The technical memorandum to City staff indicated that revised population projections and 
water supply information for the Anniedale-Tynehead NCP and Port Kells area will require 
updates to the water supply system proposed in the 2012 Anniedale-Tynehead NCP.

• The proposed servicing strategy amendment will provide services to support an increase in 
density within the Anniedale-Tynehead NCP as well as additional pipe upsizing to allow for 
increased population projections for Port Kells.
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• The Engineering Department has reviewed the technical memorandum submitted by Aplin & 
Martin Consultants Ltd. (noted above) and supports the proposed NCP Servicing Amendment 
in principle. In order to implement the amendment, the extent of the benefiting lands for the 
proposed feedermains will need to be defined appropriately for Anniedale-Tynehead as well as 
the future West Clayton, North Clayton and Port Kells areas.

DEVELOPMENT CONSIDERATIONS

Background

• The subject site is roughly 0.81 hectare (2 acres) in area and located on the west side of 
172 Street, just north of 92 Avenue. The properties are designated Urban in the OCP as well as 
Low Density Cluster (4-6 u.p.a.), Low Density Cluster (Green Space Transfer), Trail and Fish 
Class 15m & 30m Buffer Class B in the Anniedale-Tynehead NCP. 

• The subject properties are currently zoned "One-Acre Residential Zone (RA)" and presently 
occupied by single family dwellings.

Current Proposal

• As part of Development Application No. 7918-0305-00, the applicant proposes the following:

o An amendment to the Stage II Servicing Strategy for the Anniedale-Tynehead NCP;

o A partial NCP Amendment from Low Density Cluster (4-6 u.p.a.), Low Density Cluster 
(Green Space Transfer), Trail and Fish Class 15m & 30m Buffer Class B to Riparian Area, 
Trail, Sanitary Pump Station and Detention Pond;

o Rezoning from "One-Acre Residential Zone (RA)" to "Single Family Residential (13) Zone 
(RF-13)";

o A Development Permit for Sensitive Ecosystems (Streamside Areas) for proposed Lot 1; and 

o Subdivision/consolidation from two lots into one single family residential lot (Lot 1), a lot 
for riparian protection (Lot 3) and two lots to accommodate municipal infrastructure (Lots 
2 and 4).

RF-13 Lot (Lot 1)

• The proposed single family residential lot (Lot 1) is 344 square metres (3,702 sq. ft.) in total area 
and meets the minimum area and dimensional requirements of the RF-13 Zone. The remaining 
proposed lots (Lot 2, 3 and 4) will also be rezoned to RF-13, in order to be consistent, and they 
exceed the minimum area and dimensional requirements identified in the RF-13 Zone.

• The applicant submitted a concept plan showing that a similar development pattern, with 
RF 13 type lots, could be achieved in the future on the adjacent northerly property at 9255 - 
172 Street.
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Sanitary Pump Station (Lot 2)

• The Anniedale-Tynehead NCP identifies the need for five sanitary pump stations to support 
increased density and encourage (re-)development. At present, there are no sanitary pump 
stations within the NCP area. 

• The applicant is proposing to relocate the sanitary pump station currently shown in the 
Anniedale-Tynehead NCP on the east side of 173A Street, just north of 92 Avenue, to the 
subject site (Lot 2).

• The applicant has submitted a Pre-design Report, prepared by Aplin & Martin Consultants 
Ltd., which provides a conceptual analysis of the overall pumping systems and forcemains 
within the Anniedale-Tynehead NCP.

• The Pre-Design Report prepared by Aplin & Martin Consultants Ltd. for the proposed sanitary 
pump station on the subject site was reviewed by the Engineering Department and found to be 
generally acceptable. 

• The applicant will continue to work with City staff to design the sanitary pump station in 
order to meet the servicing requirements necessary to support increased density within the 
Anniedale-Tynehead NCP as well as accommodate the Green Infrastructure Network (GIN) 
corridor located along the north side of 92 Avenue. The ultimate location, size and design of 
the sanitary pump station will require further discussion and detailed design review by the 
Engineering Department but will be resolved before Final Adoption of the Rezoning By-law.

Riparian Area (Lot 3)

• A Class B (yellow-coded) watercourse is located on proposed Lot 3. A minimum setback of 15 
metres (49 ft.), measured from top-of-bank, is required under Part 7A of Zoning By-law No. 
12000 (Streamside Protection).

• The applicant will dedicate proposed Lot 3 to the City, without compensation, as part of this 
development application.

Water Quality/Detention Pond (Lot 4)

• In order to support increased density, the applicant is required to provide a drainage plan to 
service the area west of 176 Street, per the Anniedale-Tynehead NCP. 

• Aplin & Martin Consultants Ltd. completed a thorough review of the existing drainage and 
site conditions for the Anniedale-Tynehead NCP area west of 176 Street, and proposes an 
alternate stormwater management concept in order to meet the stormwater objectives of the 
City and respond to the constraints imposed by downstream drainage.

• The three stormwater management concept options proposed by Aplin & Martin Consultants 
Ltd. would be adequate to meet the stormwater management objectives of the City as well as 
the downstream drainage constraints. The applicant is currently in the process of negotiating 
the required right-of-ways to accommodate the stormwater infrastructure. If a right-of-way is 
not obtained, the applicant will continue to investigate and identify any infrastructure sizing 
requirements in order to support increased density within the Anniedale-Tynehead NCP.
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• The Engineering Department has reviewed the technical memorandum submitted by Aplin & 
Martin Consultants Ltd. and indicated that any of the three options, if explored further, could 
address the stormwater management issue. As such, the applicant will continue to work with 
City staff to identify the most appropriate option and, if necessary, re-design the water quality/ 
detention pond on proposed Lot 3. The ultimate location and size of the water quality/ 
detention pond will require further discussion and detailed design review by the Engineering 
Department but will be resolved before Final Adoption of the Rezoning By-law.

Proposed Road Network and Multi-Use Pathway

• The applicant proposes to dedicate approximately 4.142 metres (13.6 ft.) along 172 Street which 
includes 1.942 metres (6.4 ft.) of dedication to achieve the ultimate 12 metre (39 ft.) road right-
of-way from centre line and 2.2 metres (7.2 ft.) to accommodate a multi-use pathway. A further 
11.5 metres (38 ft.) will be dedicated to construct the future 171 Street to the half-road standard.

• The applicant is proposing a modified local road cross-section for 92 Avenue. This includes a 
10.883 metre (36 ft.) dedication for the ultimate 31 metre (102 ft.) Unique Local Road Standard 
fronting the sanitary pump station (Lot 2) which includes 10 metres (33 ft.) of dedicated green 
space for the Green Infrastructure Network (GIN) corridor along the north side of 92 Avenue.

• In addition, the applicant will dedicate 4.083 metres (13 ft.) for the ultimate 24.2 metre (79 ft.) 
Unique Local Road Standard fronting the water quality/detention pond (Lot 4).

• The modified local road cross-section for 92 Avenue proposes to:

o Eliminate future on-street parking along the north side of 92 Avenue;
o Reduce the size of the utility strip from 3.2 metres (10.5 ft.) to 0.6 metre (2 ft.); 
o Secure the multi-use pathway through additional road dedication instead of 

registering a statutory right-of-way; and
o Reduce the size of the multi-use pathway from 4 metres (13 ft.) to 3 metres (10 ft.).

• The Anniedale-Tynehead NCP includes a number of multi-use pathways designed to promote 
active/passive recreation and encourage pedestrian connectivity between parks, major points 
of interest and adjacent destinations outside the NCP. The NCP indicates that these multi-use 
pathways will be designed to reduce any potential negative impacts on natural features, open 
space and/or native habitat.

• On the subject site, the Anniedale-Tynehead NCP calls for a 4.5 metre (15 ft.) wide multi-use 
pathway on the north side of 92 Avenue. The pathway was originally designed to be secured 
through a statutory right-of-way on private property. It will provide an off-street pedestrian 
connection through the Tynehead neighbourhood from the west side of Bothwell Drive and 
eventually connect to a north-south multi-use pathway, on the east side of 173A Street, which 
provides easy access to the commercial designated area north of future 94 Avenue.

• The modified cross-section for 92 Avenue will provide additional green space on the southern 
boundary of the sanitary pump station lot (Lot 2) to accommodate the GIN corridor. Moreover, 
the proposed layout meets the intent of providing a finer grained road network, encouraging 
pedestrian connectivity and satisfies the requirement for additional municipal infrastructure 
to support future (re-)development within the Anniedale-Tynehead NCP.
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Agricultural Land Reserve (ALR) Interface

• The southerly properties (located across 92 Avenue) are designated "Agricultural" in the OCP 
and zoned "General Agricultural Zone (A-1)". These properties are located within the ALR but 
outside the Anniedale-Tynehead NCP.

• Given that the proposed single family dwelling on Lot 1 will be located roughly 65 metres (213 
ft.) from the ALR boundary, staff have determined that a Development Permit (DP) for Farm 
Protection will not be required under the current application. However, the applicant will be 
required to register a Restrictive Covenant on Lot 1 advising future owners that farm operations 
take place in the area and that normal farm practices can produce noise, odour and dust that 
may impact adjacent residential properties.

• In addition, the remaining lots (Lot 2, 3 and 4) will be conveyed to the City for riparian 
protection purposes and municipal infrastructure. The City will retain ownership of the lots 
on the north side of 92 Avenue, directly adjacent the ALR boundary.

• The City lots will form a natural buffer between future residential development, north of 
92 Avenue, and the ALR boundary. These natural features include mature trees, a riparian 
area as well as natural vegetation. In addition, there are several man-made buffer elements 
including the sanitary pump station (Lot 2), riparian area (Lot 3), water quality/detention 
pond (Lot 4) and variable road allowance for 92 Avenue, all of which are located on the urban 
side of the ALR boundary.

• As part of the design review process for the sanitary pump station (Lot 2) and 
water quality/detention pond (Lot 4), City staff will design, install and maintain a suitable 
landscape buffer adjacent to the ALR which includes provisions for a 3 metre (10 ft.) wide 
multi-use pathway on the north side of 92 Avenue, per the Anniedale-Tynehead NCP. The 
design of the landscape buffer will be undertaken by staff once the location of the sanitary 
pump station and water quality/detention pond are finalized.

• The development application was presented to the Agriculture and Food Security Advisory 
Committee (AFSAC) on November 1, 2018 for information purposes and generally accepted.

Building Design Guidelines and Lot Grading (Proposed Lot 1)

• The applicant retained Mike Tynan of Tynan Consulting Ltd. to prepare a Character Study and 
Building Design Guidelines for the subject property to maintain consistency with the existing 
single family dwellings in the surrounding 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 
the majority of existing older homes within the surrounding area do not provide an appropriate 
context for future re-development. As such, the Building Scheme for the subject property will 
reflect updated design standards common of modern RF-13 type lots (Appendix VI). 

• The preliminary Lot Grading Plan by Aplin & Martin Consultants Ltd. was reviewed by City 
staff and considered generally acceptable. The lot grading plan indicates that no fill will be 
proposed and an in-ground basement can be achieved for proposed Lot 1. 
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TREES

• Norm Hol, 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 

Alder/Cottonwood 1 1 0
Cherry 4 4 0

Coniferous Trees
Western Red Cedar 10 0 10

Total 15 5 10

Additional Trees in the 
Proposed Riparian Area 33 0 33

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 5

Total Retained and 
Replacement Trees 15

Contribution to the Green City Fund $1,600

• The Arborist Assessment states that there are a total of 15 protected 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, road dedication, 
building footprints and proposed lot grading. 

• A No-Build Restrictive Covenant is required in order to retain several shared trees located 
along the northern boundary of proposed Lot 1. The applicant has indicated that a suitable 
sized RF-13 dwelling can be constructed on proposed Lot 1 without negatively impacting the 
Tree Protection Zone (TPZ) of the shared trees.

• Table 1 includes an additional 33 protected trees that are located within the proposed riparian 
area (Lot 3). The trees within the proposed riparian area will be retained, except where removal 
is required due to hazardous conditions. This will be determined at a later time, in consultation 
with the Parks, Recreation and Culture Department.  

• A detailed planting plan prepared by a Registered Professional Biologist (R.P. Bio.) and an 
associated P-15 agreement are required for the monitoring and maintenance of the proposed 
trees to be planted in the conveyed riparian area.
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• 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 9 replacement trees on the site. Since only 5 replacement 
trees can be accommodated on the site, the deficit of 4 replacement trees will require a cash-
in-lieu payment of $1,600, representing $400 per tree, to the Green City Fund, in accordance 
with the City’s Tree Protection By-law.

• In summary, a total of 10 trees are proposed to be retained or replaced on the site. Five (5) 
replacement trees are proposed on Lot 1 with a contribution of $1,600 to the Green City Fund.

SENSITIVE EOCSYSTEM DEVELOPMENT PERMIT

• Council endorsed the Biodiversity Conservation Strategy (BCS) in July, 2014. The BCS included 
several implementation measures to protect streamside areas, sensitive ecosystems and natural 
habitat. As part of the BCS, Development Permit Areas (DPAs) were established as an effective 
measure for protecting the City’s natural environmental assets.

• On September 12, 2016, Council approved amendments to the Official Community Plan (OCP) 
and Zoning By-law No. 12000 to implement a Sensitive Ecosystem DPA as well as Streamside 
Protection Measures, collectively known as Surrey’s Ecosystem Protection Measures, for the 
protection of the natural environment and riparian areas. These changes were identified in 
Corporate Report No. R188, which was approved by Council on July 25, 2016. The subsequent 
amendment by-laws were given Final Adoption on September 12, 2016. 

• The OCP is used to identify the specific types of ecosystems that are intended to be protected 
including Class A, A/O and B watercourses. The Zoning By-law (Part 7A Streamside Protection) 
is used to identify the specific protection areas that are required to be established, known as 
the Streamside Setback Area.

• Under Part 7A (Streamside Protection) of Zoning By-law No. 12000, municipal infrastructure 
is exempt from the streamside setback requirements. However, the infrastructure must still 
comply with the minimum setbacks prescribed under the Riparian Area Regulations (RAR). 

• In addition, municipal infrastructure is exempt from Sensitive Ecosystem DPA requirements.

Streamside Protection and Riparian Areas

• The applicant contacted a Qualified Environmental Professional (QEP), Jessica Little of 
Envirowest Consultants Inc., who prepared an Ecosystem Development Plan (EDP) that 
identified three (3) watercourses within 50 metres (164 ft.) of the subject site.

• The EDP identifies two (2) Class A (red-coded) ditches along the north and south side of 
92 Avenue as well as a Class B (yellow-coded) natural watercourse that transects the subject 
site.

Class A (Red-Coded) Watercourse on 92 Avenue
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• The Class A (red-coded) ditch located along the north side of 92 Avenue will be impacted by 
the proposed road widening and modified cross-section. As such, the applicant is required to 
obtain approval under the Water Sustainability Act (WSA) from the Ministry of Forests, Lands 
and Resource Operations (MFLNRO) to eliminate the watercourse. 

• Under Part 7A (Streamside Protection) of Zoning By-law No. 12000, a Class A (red-coded) 
ditch requires a minimum 10 metre (33 ft.) streamside setback measured from top-of-bank.

• On the subject site, the 10 metre (33 ft.) streamside setback area would equate to 1,074 square 
metres (11,560 sq. ft.) of riparian area loss and 496 square metres (5,339 sq. ft.) of wetted area 
loss directly associated with eliminating the Class A ditch on the north side of 92 Avenue.

• In exchange for eliminating the Class A ditch on the north side of 92 Avenue, the applicant is 
proposing to provide off-site compensation through improvements to Bothwell Park which is 
located on the west side of 168 Street, just north of 96 Avenue. In support of the proposed off-
site compensation, the applicant has submitted a Habitat Balance Report which includes the 
following recommendations:

o The applicant will provide habitat compensation of equal or greater area;
o The proposed compensation will benefit two watercourses at the northeast corner of 

Bothwell Park and involve diverting an Unnamed Tributary to a series of habitat ponds 
as well as re-connecting flows to the Serpentine River Tributary further downstream;

o The applicant will remove non-native invasive species as well as provide additional 
landscaping, in the form of native vegetation, which provides habitat value for local 
wildlife and increases biodiversity;

o The applicant will provide five years of post-construction monitoring and/or 
maintenance for the off-site habitat compensation area with yearly monitoring 
reports; and

o Driveway access to the habitat compensation area will be provided off 168 Street 
through an existing (decommissioned) access point. In addition, a 5 metre (16 ft.)  
wide temporary access road will be field fit to avoid damaging native trees and/or 
exiting vegetation.

• In total, the Streamside Habitat Balance Area within Bothwell Park would result in 53 square 
metres (570 sq. ft.) of net gain and 61 square metres (657 sq. ft.) of net gain in wetted area.

• In consultation with the Parks, Recreation and Culture (PRC) Department, the applicant has 
identified an acceptable location to provide off-site habitat enhancement and compensation 
in Bothwell Park. The PRC Department is generally in agreement with the proposed off-site 
enhancement and compensation plan. However, the details of the off-site compensation will 
need to be finalized and approved by PRC before Final Adoption of the Rezoning By-law and 
are subject to change depending on Water Sustainability Act approval from MFLNRO and the 
ultimate design of the sanitary pump station (Lot 2) and water quality/detention pond (Lot 4).

• At present, the applicant is working with City staff to finalize the location and design of the 
sanitary pump station (Lot 2), water quality/detention pond (Lot 4) and modified local road 
cross-section for 92 Avenue. As such, no referral or input has been provided by MFLNRO on 
the proposed elimination of the Class A (red-coded) ditch on the north side of 92 Avenue.
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• The applicant acknowledges that Development Application No. 7918-0305-00 is proceeding to 
Council without input or approval from MFLNRO and, if the applicant cannot obtain approval 
to eliminate the Class A (red-coded) ditch on the north side of 92 Avenue, the proposed layout 
may not be feasible and may require further revision as well as review by City staff.

Class B (Yellow-Coded) Watercourse on the Subject Site

• The current layout includes an RF-13 lot (Lot 1) at the northwest corner of the subject site.

• The proposed RF-13 lot is located within 50 metres (164 ft.) of a Class B (yellow-coded) 
watercourse and, therefore, requires a Development Permit for Sensitive Ecosystems 
(Streamside Areas).

• The Ecosystem Development Plan (EDP) prepared by Jessica Little of Envirowest Consultants 
Inc. indicates the Class B (yellow-coded) natural watercourse on the subject site will require a 
minimum 15 metre (49 ft.) streamside setback, measured from top-of-bank, under Part 7A of 
Zoning By-law No. 12000 (Streamside Protection).

• However, Part 7A of Zoning By-law No. 12000 includes a flex provision which enables the 
minimum distance from top-of-bank to be reduced by no more than 5 metres (16 ft.) and 
increased by no more than 10 metres (33 ft.) provided there is no net loss in the total size of 
the streamside setback area.

• The applicant indicates that the proposed flex option would result in a riparian habitat gain of 
approximately 37 square metres (398 sq. ft.). With the use of the flex provision in the Zoning 
By-law, no streamside setback variance is required for proposed Lot 1.

• The applicant will convey proposed Lot 3, which contains the Class B (yellow-coded) 
watercourse, to the City without compensation as part of this development application.

• The applicant has submitted an Ecosystem Development Plan which has been reviewed by 
staff and found to be generally acceptable. A finalized Ecosystem Development Plan will be 
required prior to Final Adoption and will be incorporated into the Sensitive Ecosystems DP.

BIODIVERSITY CONSERVATION STRATEGY

• The City of Surrey Biodiversity Conservation Strategy (BCS) Green Infrastructure Network 
(GIN) map, adopted by Council on July 21, 2014 (Corporate Report No. R141; 2014), identifies a 
Regional BCS Corridor within the subject site, in the Tynehead BCS management area, with a 
moderate ecological value.  

• The BCS further identifies the GIN area of the subject site as having a moderate habitat 
suitability rating, derived from species at risk presence, species accounts as well as known 
ecosystem habitat inventories. On the subject site, the BCS recommends a target Corridor 
width of 20 metres (66 ft.) and target area of 2,955 square metres (31,807 sq. ft.) which is 
roughly 36.5% of the subject site.
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• The BCS indicates the GIN area on the subject site (ID #119) provides a forested corridor that 
encourages connectivity between Tynehead Park and the Agricultural Land Reserve (ALR). It 
provides connectivity, in the form of fragmented natural areas, between Hub A (located at the 
southeast corner of 92 Avenue and 176 Street) and Tynehead Park as well as edge habitat along 
the ALR boundary. A principal management objective of the Tynehead Management Area is to 
establish wildlife movement corridors, preserve natural and semi-natural habitat, maintain and 
enhance natural habitat as well as increase the number of wetlands and ponds, all of which are 
achieved through the subject development application.

• Protecting green infrastructure Hubs (large habitat areas) and Sites (smaller habitat areas) are 
critical to preserving natural habitat refuges and a diversity of habitat features while 
maintaining and enhancing corridors ensures connectivity between fragmented hubs for 
genetic variation throughout the City. The closest Biodiversity Hub connection in the GIN to 
the subject site is Tynehead Regional Park which is located on the west side of 188 Street, just 
north of 92A Avenue.

• In support of the proposed GIN corridor along the north side of 92 Avenue, the applicant 
provided a Habitat Balance Report from Envirowest Consultants Inc. which includes the 
following recommendations:

o Installation of "wildlife crossing signs" and native vegetation cover in the form of trees 
and small shrubs along the multi-use pathway to promote east-west species movement;

o Installation of a 600 millimetre (24 inch) diameter culvert to convey flow from the 
Class B (yellow-coded) watercourse on the subject site south under 92 Avenue. In 
periods where flows are lower or absent, the culvert is sufficient to facilitate small 
species movement north-south across 92 Avenue;

o Within on-site landscape areas, existing disturbed and manicured landscapes will be 
enhanced through the removal of invasive non-native species and the installation of 
native vegetation to increase habitat value for local species;

o Proposed water quality/detention ponds will be designed to complement ecosystem 
objectives within and adjacent to the GIN corridor; and

o Off-site compensation/enhancement works in Bothwell Park will add three more 
ponds within the Tynehead Management Area and increase habitat value for local 
species.

• The development proposal conserves approximately 6,138 square metres (66,069 sq. ft.) of the 
subject site through conveyance of the riparian area, sanitary pump station (Lot 3) and water 
quality/detention pond (Lot 4) to the City. In addition, the applicant will dedicate a further 10 
metres (33 ft.) of area to the City from the proposed pump station (Lot 2) in order to provide 
sufficient width to maintain a suitable GIN corridor along the north side of 92 Avenue.

• In total, the proposal conserves roughly 6,138 square metres (66,069 sq. ft.) of the subject site 
or 76% of the total gross area and conserves approximately 2,695 square metres (29,009 sq. ft.) 
or 91% of the target GIN corridor area on the subject site.
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• In order for the proposal to fully comply with the BCS target recommendations, an additional 
260 square metres (2,799 sq. ft.) of the GIN corridor area would be required on proposed Lot 2. 
The proposed layout cannot accommodate the entire 20 metre (66 ft.) wide GIN corridor area 
on the sanitary pump station lot (Lot 2) given the need for outdoor staging areas located along 
the southern building façade and requirement to position the sanitary pump station at the toe 
of the slope.

• The reduced GIN corridor width on proposed Lot 2 will be offset by the additional 10 metres 
(33 ft.) of green space, located outside the pump station footprint, that is to be dedicated to 
the City as well as dedication of the water quality/detention pond located on proposed Lot 4 
which provides additional wildlife habitat. Furthermore, the applicant will convey proposed 
Lot 3 to the City, without compensation, for riparian protection purposes. In total, the riparian 
area and green space provided on the sanitary pump station and water quality/detention pond 
lots is approximately 6,138 square metres (66,069 sq. ft.) of the subject site or 76% of the total 
gross site area.

• This method of GIN retention/enhancement will assist in the long-term protection of the 
natural features and allows the City to better achieve biodiversity at this location consistent 
with the guidelines contained in the BCS.

• In total, the GIN Habitat Balance Area would result in a net gain of 3,486 square metres 
(37,523 sq. ft.). Of that, landscaped areas located outside the proposed GIN corridor margins 
would provide a net gain of 3,992 square metres (42,970 sq. ft.) given that the proposed 
sanitary pump station, riparian protection area and water quality/detention pond located 
adjacent to the GIN corridor are considered supporting land-uses that benefit the habitat 
corridor and ALR buffer objectives identified within the Anniedale-Tynehead NCP. 

PRE-NOTIFICATION

A pre-notification letter was mailed to 154 property owners located within 100 metres (300 ft.) of 
the subject site on September 26, 2018. To date, staff have received the following responses from 
adjacent property owners:

o One property owner expressed support for the proposed development.

o Seven individuals contacted City staff with general inquiries regarding the (re-) 
development potential of several properties within the Anniedale-Tynehead NCP 
and/or requested additional information on the proposed development.
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SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on 
November 27, 2018. 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 proposal complies with the "Urban" designation in the OCP.
• The proposed single family lot (Lot 1) complies with the "Low Density 

Cluster (4-6 u.p.a.)" designation in the Anniedale-Tynehead NCP.
2. Density & Diversity

(B1-B7)
• No measures are proposed.

3. Ecology & 
Stewardship
(C1-C4)

• The applicant has submitted a Habitat Balance Plan, which includes 
off-site enhancement and compensation strategies in Bothwell Park, 
as part of the proposal to eliminate the Class A (red-coded) ditch on 
the north side of 92 Avenue.

• The applicant will convey proposed Lot 3 to the City, without 
compensation, for riparian protection purposes.

• The subject site includes a GIN Corridor along the north side of 92 
Avenue. The applicant has worked with City staff to minimize the 
overall building footprint for the proposed sanitary pump station on 
Lot 2 in order to maximize the GIN corridor area. The reduction in 
GIN corridor area on Lot 2 will be off-set by the additional habitat 
provided through the water quality/detention pond (proposed Lot 4).

4. Sustainable 
Transport & 

Mobility
(D1-D2)

• The proposed development includes additional road dedication along 
the north side of 92 Avenue to accommodate a multi-use pathway, as 
shown in the NCP.

5. Accessibility & 
Safety

(E1-E3)

• No measures are proposed.

6. Green Certification
(F1)

• No measures are proposed.

7. Education & 
Awareness
(G1-G4)

• No measures are proposed.
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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 and Cross-Section for 92 Avenue
Appendix III. Engineering Summary
Appendix IV. School District Comments
Appendix V. Agricultural and Food Security Advisory Committee Minutes
Appendix VI. Building Design Guidelines Summary
Appendix VII. Summary of Tree Survey and Tree Preservation
Appendix VIII. NCP Stage II Land-Use Re-designation Map

INFORMATION AVAILABLE ON FILE

• Ecosystem Development Plan and Habitat Balance Report, prepared by Envirowest 
Consultants Inc., each dated December 4, 2018.

original signed by Ron Gill

Jean Lamontagne
General Manager
Planning and Development

MRJ/cm
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APPENDIX I
SUBDIVISION DATA SHEET

Proposed Zoning:  RF-13

Requires Project Data Proposed
GROSS SITE AREA

Acres 2.0 ac.
Hectares 0.81 ha.

NUMBER OF LOTS
Existing 2
Proposed 4

SIZE OF LOTS (PROPOSED LOT 1)
Range of lot widths (metres) 13.4 m.
Range of lot areas (square metres) 344 sq. m.

DENSITY
Lots/Hectare & Lots/Acre (Gross) 0.5 u.p.a./1.25 u.p.ha.
Lots/Hectare & Lots/Acre (Net) 0.625 u.p.a./1.67 u.p.ha.

SITE COVERAGE (in % of gross site area)
Maximum Coverage of Principal & 
Accessory Building

N/A

Estimated Road, Lane & Driveway Coverage N/A
Total Site Coverage N/A

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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Anniedale-Tynehead Infrastructure 

SUBDIVISION CONCEPT

Beech Westgard Developments Ltd.

LEGAL DESCRIPTION
PID 002-353-911

GROSS SITE AREA
0.8 hectares / 2 acres 

NET SITE AREA
0.6 hectares / 1.6 acres 

LOT YIELD
Existing:  2 lots
Proposed:  1 lot + 3 municipal lots

PID 002-353-938

EXISTING  DESIGNATIONS

PROPOSED  DESIGNATIONS

OCP: Urban
NCP: Low Density Cluster (Green Space Transfer)   
Zoning: RA

17141 92 Ave &  9235 172 St, Surrey

NOTE: Conceptual layout only, subject to change without notice. Property of Aplin & Martin Consultants Ltd. and not to be reproduced or used without written permission by the Company.
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OCP: Urban
NCP: Low Density Cluster
Zoning: RF-13

 

Scale : 1:750









* Nominal Capacity is estimated by multiplying the number of enrolling spaces by 25 students.
Maximum operating capacity is estimated by multipying the number of enrolling spaces by 27 students.                           

September 19, 2018



AGRICULTURE AND FOOD SECURITY ADVISORY COMMITTEE 
THURSDAY, NOVEMBER 1, 2018 

For the purposes of information only, minutes are subject to change. 
 

D. NEW BUSINESS 
 

3. Rezoning, Subdivision and Development Permit for Sensitive Ecosystems 
  Misty Jorgensen, Planner 
  File:  7918-0305-00; 6880-75 

 
The following comments were made: 
 
• The subject properties are approximately 0.81 hectares in area, designated 

Urban in the Official Community Plan (OCP) and Fish Class 15 m and 30 m 
Buffer in the Anniedale Tynehead Neighbourhood Concept Plan (NCP).  
The properties are zoned One-Acre Residential (RA), located outside the 
Agricultural Land Reserve (ALR), and located within Development Permit 
Area for Sensitive Ecosystems (Streamside Areas and Green Infrastructure 
Areas) as well as Farm Protection. 
 

• Under the Water Act, the applicant has requested to relocate the Class A 
(red-coded) watercourse on the north side of 92 Avenue to provide off-side 
compensation in Bothwell Park.   
 

• The applicant is proposing to rezone a portion of the site from One-Acre 
Residential Zone (RA) to Single Family Residential (13) Zone (RF-13) in 
order to subdivide into one RF-13 lot and three RA lots.  Lots 2,3, and 4 will 
be conveyed to the City for riparian protection and municipal 
infrastructure, and the applicant will retain ownership of proposed Lot 1.  
Lot 2 will accommodate the proposed sanitary pump station to help service 
the Anniedale Tynehead NCP area, Lot 3 will be conveyed to the City for 
riparian protection and Lot 4 will accommodate a future water quality/ 
detention pond.  Staff have determined that a DP for Farm Protection will 
not be required. 

 
The Committee noted that the application is well thought out, is consistent with 
plans and in general, support the proposal. 

 
It was Moved by M. Bose 
 Seconded by M. Hilmer 
 That the Agriculture and Food Security 
Advisory Committee receive the Rezoning, Subdivision and Development Permit 
for Sensitive Ecosystems Application Number 7918-0305-00 as information. 

Carried 
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APPENDIX F 
TREE PRESERVATION SUMMARY

APPENDIX F - PAGE 1 OF 1 
APLIN AND MARTIN – ANNIEDALE TYNEHEAD SUBDIVISION – 17141 92 AVE SURREY BC ACL FILE: 18268 

Appendix  _____ 

TREE PRESERVATION SUMMARY 
Surrey Project No.:  7918-0305-00 
Project Address: 17141 92 Ave Surrey, BC 
Consulting Arborist: Norm Hol 
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) 

15 

Bylaw Protected Trees to be Removed 5 
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: 1 times 1 = 1
 All Other Bylaw Protected Trees at 2:1 ratio: 4 times 2 = 8
 TOTAL: 9

Replacement Trees Proposed 5 
Replacement Trees in Deficit 4 
Protected Trees Retained in Proposed Open Space/ Riparian Areas 33 

OFF-SITE TREES: QUANTITY OF TREES 
Bylaw Protected Off-Site Trees to be Removed 4 
Replacement Trees Required: 

 Alder and Cottonwood at 1:1 ratio: 2 times 1 = 2
 All Other Bylaw Protected Trees at 2:1 ratio: 2 times 2 = 4
 TOTAL: 6

Replacement Trees Proposed 0 
Replacement Trees in Deficit 6 

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

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

Norman Hol, Consulting Arborist Dated: December 13, 2018 
Direct:  604 813 9194
Email:   norm@aclgroup.ca



ALR

ALR

ALR

16
8 

St

H
ig

hw
ay

 1
5 

(1
76

 S
t)

18
0 

St

18
4 

St

18
9 

St

19
2 

St

88 Ave

96 Ave

92 Ave

Highway #1

88 Ave

92 Ave

16
8 

St
No 1 Hwy

18
0

St

18
4 

St

H
ig

hw
ay

15

96 Ave

Harv
ie 

Rd

Golden Ears Way

18
7

St

19
2

St

18
8 

St

Barnston Dr E

18
9

St

19
0 

St

86 Ave

17
2

St

100 Ave

98A Ave

Canadian National Rwy

93A Ave

17
3A

 S
t

94 Ave

Tynehead Dr

17
9

St

97 Ave

18
2 

St

18
2A

S
t

94A Ave

87A Ave

170 St

181 St

84 Ave

17
1

St

18
6

St

Bothwell Dr

95A Ave

90 Ave

83
Ave

92A Ave

83A Ave

17
7 

St

17
1A

S
t

84A Ave

Greenway D
r

85A Ave

17
5 

St

South Fraser Perimeter Rd99A Ave

Ly
nc

ea
n 

D
r

16
6 

St

86A Ave

16
6B

 S
t

16
7 

St

98 Ave

18
5

St

17
6 

St

91 Ave

16
8A

 S
t

17
8

St

17
0A

 S
t

W
ildwood Pl

16
6A

 S
t

89B Ave

18
0A

 S
t

17
7A

 S
t

85 Ave

87 Ave

16
8 

St
 F

g 
W

17
3 

St

Parsons Dr

19
1 

St
Fr

un
o 

P
l

16
7A

 S
t

85B Ave

16
9A

 S
t

17
2A

St

17
2 

St

18
9 

St

Greenway Dr

85A Ave

86A Ave

85 Ave

96 Ave

18
0 

St

99A Ave

87 Ave

86 Ave

18
6

St

98 Ave

Barnston Dr E

96 Ave

17
1 

St

98 Ave

17
2

St

84A Ave

18
2

St

85 Ave

87A Ave

96 Ave

94A Ave

85 Ave

84 Ave

94 Ave

94 Ave

97 Ave

17
9

St

84 Ave

17
2

St

16
7 

St

84 Ave

16
8A

 S
t

100 Ave 100 Ave

18
8

St

18
7 

St

18
8

St

84 Ave

16
7 

St

Canadian National Rwy

171 St

94 Ave

18
2

St

18
9

St

86A Ave

Anniedale-Tynehead NCP - Stage 2 Land Use Concept

´
V:\Policy&Long V:\Policy&Long Range\GIS_ANALYSIS\ANNIEDALE_TYNEHEAD_NCP\Annidale_Tynehead_NCP_OptionC_2010\Projects\Anniedale Tynehead Green Space - OPTION C   Revised  3 Oct. 2011

0 500 1,000 1,500250
Meters

Riparian
Enhancement
Area

Tynehead Regional Park

Sanitary
Pump Station

Sanitary
Pump Station

Sanitary
Pump Station

Sanitary
Pump Station

Sanitary
Pump Station

Traffic Type

Road Class

FishClass

Fish Class 15m & 30m Buffer Class B

Legend
Arterial

Major Collector

Proposed Arterial

Proposed Lane

Proposed Lane

Proposed Local

Proposed Major Collector

Proposed Highway

Highway

Round About

Trafic Signal

Anniedale-Tynehead Study Area

A
AO
B

Flex Road

Nodal Feature

Entrance Feature

%2 Neighbourhood Focal Point

Detention Pond

_̂ Commercial Plaza/Square

kj

Green SpaceTransfer

Land Use
Low Density Urban, 6-10
Medium Density, 10-15
Medium High Density, 15-30
High Density Residential, 25-45
Suburban Cluster, 2
Low Density Cluster, 4-6
Medium Density Cluster, 6-10
High Density Cluster, 10-15
Special Residential, 15-25
Commercial
Neighbourhood Commercial
Light Industrial
Industrial Business Park
Public Assembly
Community Centre
School
Park
Trail
Landscape Buffer
Riparian Area
Riparian Enhancement Area

Approved By Council: 23 April 2012   Amended: 23 April 2012







Drawing

1

School Development
Beach Westgard

9400 and 9424 172 St, Surrey, BC
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