
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7923-0214-00 

Planning Report Date:  October 21, 2024 

PROPOSAL: 

• OCP Amendment from Suburban to Urban 

• LAP Amendment from Suburban Residential 2-4 
UPA Gross, Urban Transition 4-5 UPA, Urban 
Residential 8-10 UPA and Low-Density Townhouse 
12-15 UPA Gross to Townhouse 15-20 UPA Gross 
and to Proposed City Greenway 

• Rezoning from RA to CD 

• Development Permit 

to permit the development of 55 townhomes. 

LOCATION: 9883, 9897 and 9911- Lyncean Drive 

ZONING: RA  

OCP DESIGNATION: Suburban  

LAP DESIGNATION: Suburban Residential 2-4 UPA 
Gross, Urban Transition 4-5 UPA, 
Urban Residential 8-10 UPA and 
Low-Density Townhouse 12-15 UPA 
Gross to Townhouse 15-20 UPA 
Gross 
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RECOMMENDATION SUMMARY 
 

• By-law Introduction and set date for Public Hearing for: 

• OCP Amendment; and 

• Rezoning 
 

• Approval to draft Development Permit for Form and Character. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing an amendment to the Official Community Plan (OCP) from Suburban to Urban  
 

• Proposing an amendment to the Abbey Ridge Local Area Plan (LAP) from "Suburban 
Residential 2-4 UPA Gross", "Urban Transition 4-5 UPA", "Urban Residential 8-10 UPA" and 
"Low-Density Townhouse 12-15 UPA" to "Townhouse 15-20 UPA Gross".  

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal does not comply with the Suburban designation in the Official Community Plan 
(OCP). The application is proposing an OCP amendment to Urban to allow for a townhouse 
form under 20 units per acre (UPA).  
 

• The proposal does not comply with the "Suburban Residential 2-4 UPA Gross", "Urban 
Transition 4-5 UPA", "Urban Residential 8-10 UPA" and "Low-Density Townhouse 12-15 UPA 
Gross" designations in the Abbey Ridge Local Area Plan (LAP). The application is proposing 
an amendment to the plan to "Townhouse 15-20 UPA Gross" and to "Proposed City Greenway" 
to allow for the proposed townhouse form and a future City Greenway along the north portion 
of the site.  

 

• The proposal complies with the General Urban designation in the Metro Vancouver Regional 
Growth Strategy (RGS). 

 

• The proposed density and building form are appropriate for this part of Abbey Ridge. 
 

• The proposed density and building form are appropriate given the subject site is located 
directly across the street (Barnston Drive E) from a future Neighbourhood Commercial node. 

 

• The proposal complies with the Development Permit requirements in the OCP for Form and 
Character. 
 

• The applicant has demonstrated community support for the proposal and area residents have   
also raised objections to the proposal.  Bringing the proposal forward for the Public Hearing 
will allow an opportunity for residents to speak directly to Council regarding the level of 
support/opposition in the community for what is proposed. 
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• The proposed building achieves an attractive architectural built form, which utilizes high 
quality, natural materials and traditional and contemporary lines. The street interface has 
been designed to a high quality to achieve a positive urban experience between the proposed 
building and the public realm. 

 

• The applicant has modified the proposal to address concerns raised by adjacent residents by 
providing additional tree retention, altering access to the site and incorporating a duplex and 
triplex style interface along Lyncean Drive to be sensitive to existing single-family neighbours.   

 

• The applicant will provide a density bonus amenity contribution consistent with the Tier 2 
Capital Projects Community Amenity Contributions (CACs), in support of the requested 
increased density. 

 

• The applicant is conveying a portion of the site to the City for a greenway connecting Lyncean 
Drive to Barnston Drive East. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to amend the OCP Figure 3: General Land Use Designations for 

the subject site from Suburban to Urban and a date for Public Hearing be set. 
 
2. Council determine the opportunities for consultation with persons, organizations and 

authorities that are considered to be affected by the proposed amendment to the Official 
Community Plan, as described in the Report, to be appropriate to meet the requirement of 
Section 475 of the Local Government Act. 

 
3. A By-law be introduced to rezone the subject site from ”Acre Residential Zone (RA)" to 

"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.  
 
4. Council authorize staff to draft Development Permit No. 7923-0214-00 generally in 

accordance with the attached drawings (Appendix I). 
 
5. Council instruct staff to resolve the following issues prior to final adoption: 
 

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

 
(b) submission of a subdivision layout to the satisfaction of the Approving Officer; 
 
(c) Approval from the Ministry of Transportation & Infrastructure; 

 
(d) final approval from Trans Mountain given the presences of a statutory right-of-way 

located in the northeast corner of the property;  
 

(e) resolution of all urban design issues to the satisfaction of the Planning and 
Development Department; 

 
(f) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(g) submission of a finalized tree survey and a statement regarding tree preservation 

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

satisfaction of the Planning and Development Department;  
 

(i) the applicant provide a density bonus amenity contribution consistent with the 
Tier 2 Capital Projects CACs in support of the requested increased density, to the 
satisfaction of the General Manager, Planning and Development Department; 

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

and Development Department;  
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(k) Conveyance of 687 square metres of land to the City without compensation along 

the north portion of the property to facilitate the delivery of a future greenway;  
 

(l) registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture and with respect to the City’s Affordable Housing Strategy 
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager, 
Planning & Development Department. 

 
7. Council pass a resolution to amend the Abbey Ridge Local Area Plan (LAP) to redesignate 

the land from "Suburban Residential 2-4 UPA Gross", "Urban Transition 4-5 UPA", "Urban 
Residential 8-10 UPA" and "Low-Density Townhouse 12-15 UPA Gross" to "Townhouse 15-
20 UPA Gross" and "Proposed City Greenway" when the project is considered for final 
adoption. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use LAP Designation Existing Zone 
 

Subject Site 3 single family dwellings 
and a portion of a Trans 
Mountain Statutory 
Right-of-Way 

Suburban Residential 2-4 
UPA Gross, Urban 
Transition 4-5 UPA, 
Urban Residential 8-10 
UPA and Low-Density 
Townhouse 12-15 UPA 
Gross 

RA 

North: 
 

Single family dwelling 
and Trans Mountain 
Statutory Right-of-Way 

Suburban Residential 2-4 
UPA Gross 

R1 

East (Across Lyncean 
Drive): 
 

Single family dwellings 
and Trans Mountain 
Statutory Right-of-Way 

Future Neighbourhood 
Park 

RA 

South (Across 
Huckleberry Drive): 
 

Vacant lot and Single 
family dwellings and 
lots  

Urban Residential 8-10 
UPA & Low Density 
Townhouse 12-15 UPA 
Gross 

RA & R4 

West (Across 
Barnston Drive East): 

Mixed use buildings, 
under construction 

Neighbourhood 
Commercial 

CD (Bylaw No. 
17028) 

 
Context & Background  
 

• The subject site includes three properties located at 9883, 9897, 9911 – Lyncean Drive in Abbey 
Ridge and is approximately 1.34 hectares in total area.  
  

• The subject site is designated "Suburban" in the Official Community Plan (OCP), " Suburban 
Residential 2-4 UPA Gross", "Urban Transition 4-5 UPA", "Urban Residential 8-10 UPA" and 
"Low-Density Townhouse 12-15 UPA Gross " in the Abbey Ridge Local Area Plan and is 
currently zoned "Acreage Zone (RA)".  
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• There are three (3) existing single family dwellings on the three subject lots that will be 
demolished as part of the development. 

 

• There is an existing Trans Mountain Statutory Right-of-Way (SROW) in north east corner of 
the subject site. As part of the development application, this SROW will be maintained and 
transferred on title on the proposed 10-metre wide greenway along the north potion of the 
subject site. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• In order to permit the development of 55 townhouses units on a consolidated site (Lot A) in 
the Abbey Ridge Local Area Plan, the applicant is requesting the following: 

o OCP Amendment from Urban to Suburban;  
o LAP Amendment from Suburban Residential 2-4 UPA Gross, Urban Transition 4-5 

UPA, Urban Residential 8-10 UPA and Low-Density Townhouse 12-15 UPA Gross to 
Townhouse 15-20 UPA Gross; 

o Rezoning from RA to CD (based on RM-15 and RM-30);  
o Development Permit for Form and Character; and 
o Subdivision (Consolidation) from three (3) lots to two (2).  

▪ Lot A will be created as a lot for townhouse development. 
▪ Lot B will be created as a lot for open space purposes (greenway). 

 

• The following table provides development details for the proposal: 
 

 Proposed 

Lot Area 

Gross Site Area: 1.34 hectares 
Road Dedication: 0.082 hectares 
Undevelopable Area: 0.069 hectares 
Net Site Area: 1.19 hectares 

Number of Lots: 2 (Lot A and Lot B) 

Building Height: 11.8 metres 

Unit Density: 34.1 UPH Net / 41 UPH Gross / 16.57 UPA Gross 

Floor Area Ratio (FAR): 0.62 Gross / 0.70 Net 

Floor Area 

Total: 8,382.56 square metres 

Residential Units: 

3-Bedroom: 
4-Bedroom: 

48 units 
7 units 

Total: 55 units 

 
Referrals 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements as 
outlined in Appendix II. (Eng comments still not rec’d) 
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School District: The School District has advised that there will be approximately 48 

school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
26 Elementary students at Bothwell Elementary School 
14 Secondary students at Fraser Heights Secondary School 
 
(Appendix III) 
 
Note that the number of school-age children is greater than the 
expected enrollment due to students attending private schools, 
home school or different school districts. 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by September 
2027.   
 

Parks, Recreation & 
Culture: 
 

The closest natural area is Barnston Park and is 650 metres away, 
while the closest active park is located at Bothwell Elementary 
School 1.6 km away. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

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

Surrey Fire Department: No concerns. Comments provided are to be addressed as part of the 
future Building Permit Application. 
 

Trans Mountain: 
 

No concerns. Comments were provided that any work near the 
Right of Way of the pipeline would require a permit from Tran 
Mountain 
 

 
Transportation Considerations 
 

• The application will provide approximately 824.5 square metres of road dedication.  
o 2.5 metres of dedication is required for Lyncean Drive  
o Huckleberry Drive will be expanded to complete the existing cul-de-sac bulb with a 6.5 

metre dedication.  
 

• Vehicular access to the proposed townhouse development is proposed from a driveway 
connection to Lyncean Drive. Previously, access was proposed from Huckleberry Drive, but 
was revised due to neighbourhood concerns of local traffic congestion.  

 

• The proposed development includes a total of 128 parking stalls for 55 townhouse units, 
consisting of 110 resident parking spaces and 18 spaces for visitors, which complies with the 
Zoning By-law.  

 

• Resident parking will be provided in fully enclosed side-by-side double garage for 100% of the 
units.  
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Parkland and/or Natural Area Considerations 
 

• A 10-metre wide greenway along the north portion of the site will be dedicated as a lot (Lot B) 
under the subject application. The proposed greenway meets the requirements of the LAP to 
form a connection between a future City park and Barnston Drive. 

 
Sustainability Considerations 
 

• The applicant has met all of the typical sustainable development criteria, as indicated in the 
Sustainable Development Checklist. 

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The subject site is designated as "General Urban" in the Metro Vancouver Regional Growth 
Strategy (RGS). The "General Urban" designation is intended for residential neighbourhoods 
and centres. The proposed townhouse units comply with this designation. 

 
Official Community Plan 
 
Land Use Designation 
 

• The proposal does not comply with the current "Suburban" designation of the subject site in 
the Official Community Plan (OCP). The Suburban designation allows for densities up to 10 
units per hectare. 

 

• An OCP amendment from Suburban to Urban is required to allow for a townhouse 
development with a proposed gross density of 41 units per hectare. The Urban designation 
allows for densities up to 49 units per hectare within established or existing residential 
neighbourhoods in exchange for provision of sufficient community amenities in accordance 
with approved City Council and Department policies. 

 
Amendment Rationale 
 

• The proposed "Urban" designation is consistent with the intended land uses in the Abbey 
Ridge LAP. The necessary OCP Amendments to facilitate the land uses and densities outlined 
in the Abbey Ridge LAP were anticipated to be undertaken through individual land 
development applications. 
 

• Corporate Report No. R109 Small-Scale Multi-Unit Housing: Zoning By-law Amendments 
Related to Provincial Housing Legislation was brought forward to Council on June 10, 2024. 
The report outlines amendments to Surrey Zoning By-law, 1993, No. 12000, as amended, to 
allow small-scale multi-unit housing on existing single-family and duplex zoned lots in 
accordance with provincial housing legislation Bill 44. The proposed Zoning By-law 
Amendments will apply to the existing single-family neighbourhood surrounding the subject 
site.   
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• The proposed amendment will result in a townhouse form of development that will be subject 
to a Development Permit for Form and Character, allowing staff to regulate the overall form of 
the development, a requirement which is not in effect for small-scale multi-unit housing on 
single family lots. 
 

• The proposal complies with the Development Permit requirements in the OCP for Form and 
Character ensuring the townhouse development will feature a high quality design. 

 

• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the OCP designation, as described in the Community Amenity 
Contribution section of this report. 

 

• The applicant will be required to provide the per unit flat rate for the number of units above 
the Official Community Plan in order to satisfy the proposed amendment. The contribution 
will be payable at the rate applicable at the time of Rezoning Final Adoption. 
 

• Pursuant to Section 475 of the Local Government Act, it was determined that it was not 
necessary to consult with any persons, organizations or authorities with respect to the 
proposed OCP amendment, other than those contacted as part of the pre-notification process. 

 
Themes/Policies 
 

• The proposed development is consistent with the following OCP Themes and Policies: 
o Support compact and efficient land development that is consistent with Metro 

Vancouver’s Regional Growth Strategy (OCP Policy A1); 
o Retain existing trees and natural features in existing neighbourhoods where possible, 

in order to preserve neighbourhood character and ecology (A3.4); 
o Support infill development that is appropriate in scale and density to its 

neighbourhood context and that uses compatible design to reinforce neighbourhood 
character (A3.5); and 

o Ensure new development responds to the existing architectural character and scale of 
its surroundings, creating compatibility between adjacent sites and within 
neighbourhoods (B6). 

 
Secondary Plans 
 
Land Use Designation 
 

• The proposal does not comply with the current " Suburban Residential 2-4 UPA Gross", 
"Urban Transition 4-5 UPA", "Urban Residential 8-10 UPA" and "Low-Density Townhouse 12-15 
UPA Gross" designation of the subject site in the Abbey Ridge Local Area Plan (LAP).   

 

• An LAP amendment to "Townhouse 15-20 UPA Gross" is required to allow for a townhouse 
development with a proposed gross density of 41 units per hectare (uph).  
 

Amendment Rationale 
 

• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the Secondary Plan designation, as described in the 
Community Amenity Contribution section of this report. 
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• The applicant will be required to provide the per unit or per sq. ft. flat rate for the number of 
units or floor area above the approved Secondary Plan in order to satisfy the proposed 
Secondary Plan Amendment. The contribution will be payable at the rate applicable at the 
time of Rezoning Final Adoption. 

 

• The proposed density and building form are appropriate for this part of Abbey Ridge, and will 
be regulated by a Development Permit.  The siting of units and provision of off-street parking 
is better regulated through the Development Permit review process. 

 
CD By-law  
 

• The applicant proposes to rezone the subject site from "Acre Residential Zone (RA)" to 
"Comprehensive Development Zone (CD)". 
 

• The applicant is proposing a "Comprehensive Development Zone (CD)" to develop 55 
townhouse units on the subject site (Lot A). The proposed CD By-law for the proposed 
development site identifies the uses, densities and setbacks proposed. The CD By-law will 
have provisions based on the "Multiple Residential 15 Zone (RM-15)". 

 

• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
RM-15 Zone and the proposed CD By-law is illustrated in the following table: 

 

Zoning RM-15 Zone (Part 22) Proposed CD Zone (Lot A) 

Unit Density: 37 UPH 34.1 UPH Net / 41 UPH Gross / 
 16.57 UPA Gross 

Floor Area Ratio: 0.70 0.70 Net / 0.62 Gross  

Lot Coverage: 45% 33.6% 

Yards and Setbacks 7.5m from all lot lines Front (east): 4.5 m 
Rear (west): 4.5 m  
Side (north): 3.0 m 
Side (south): 3.0 m 

Principal Building Height: 
Accessory Building 
Height: 

11 m 
4.5 m 

11.8 m 
10.3 m 

Permitted Uses: Ground-oriented multiple 
unit residential buildings 
Accessory Uses: Child Care 
centres 

Ground-oriented multiple unit 
residential buildings 

Indoor Amenity: 3.0 sq. m per dwelling unit The proposed 165.45 m2 meets the 
Zoning By-law requirement. 

Outdoor Amenity: 3.0 sq. m per dwelling unit The proposed 174.91 m2 meets the 
Zoning By-law requirement. 

Parking (Part 5) Proposed 

Residential Ground-Oriented: 110 
Residential Visitor: 18 (6 required) 
Total: 128 
Residential Visitor (Bicycle): 6 
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• The permitted unit density has increased from 37 units per hectare (uph) to 41 uph gross, (34.1 
uph net) to match the proposed density of development. The proposed density requires an 
amendment to the OCP designation from Suburban to Urban. 

 

• Child care centres have been eliminated as a proposed accessory use in the CD Zone as one is 
not proposed as part of this project. 

 

• The building setbacks have changed from 7.5 metres from all lot lines in the RM-15 zone to 4.5 
metres from the east front yard, 4.5 metres from the west rear yard, 3.0 metres from the north 
side yard, and 3.0 metres from the south side yard in the CD Zone.  

 

• The permitted building height has increased from 11 metres in the RM-15 zone to 11.8 metres in 
the CD Zone. 

 

• The proposed parking complies with the minimum requirement, and visitor parking exceeds 
the minimum required. 

 
Capital Projects Community Amenity Contributions (CACs) 
 

• On December 16, 2019, Council approved the City’s Community Amenity Contribution and 
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report 
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated 
Density Bonus Policy to offset the impacts of growth from development and to provide 
additional funding for community capital projects identified in the City’s Annual Five-Year 
Capital Financial Plan. A fee update has been approved in April 2024, under Corporate Report 
No.R046;2024. 
 

• The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The 
contribution will be payable at the rate applicable at the time of Final Subdivision Approval. 
The current rate is $2,227.85 per new unit. 

 

• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the OCP designation. 

 

• The applicant will be required to provide the per unit flat rate for the number of units above 
the approved Secondary Plan in order to satisfy the proposed Secondary Plan Amendment. 
The contribution will be payable at the rate applicable at the time of Rezoning Final Adoption, 
The current fee for Abbey Ridge is $2,380.81 per unit for townhouses. 

 
Affordable Housing Strategy 
 

• On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 
No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,000 per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used to purchase land 
for new affordable rental housing projects. A fee update has been approved in April 2024, 
under Corporate Report No. R046; 2024. 
 

• The applicant will be required to contribute $1,113.92 per new lot to support the development 
of new affordable housing. 
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• The applicant will be required to register a Section 219 Restrictive Covenant to address the 
City’s needs with respect to the City’s Affordable Housing Strategy. 

 
Public Art Policy 
 

• The applicant will be required to provide public art, or register a Restrictive Covenant 
agreeing to provide cash-in-lieu, at a rate of 0.5% of construction value, to adequately address 
the City’s needs with respect to public art, in accordance with the City’s Public Art Policy 
requirements.  The applicant will be required to resolve this requirement prior to 
consideration of Final Adoption. 

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on April 10, 2024, and the Development Proposal Signs were 

installed on March 28, 2024. Staff received 10 responses from neighbouring residents - 2 
requesting information, 1 expressing support, and 7 expressing opposition to the proposed 
development. A summary of the comments received are as follows (staff comments in italics): 

 
o Two (2) residents contacted City staff asking for information and clarification on the 

proposed development. 
 

o One (1) resident expressed support for the proposed development. Comments included 
support for higher density development at this location and that it would provide 
more affordable housing options to the community. The resident also expressed the 
proposed development would create jobs and stimulate local businesses.  

 
o Seven (7) residents expressed opposition to the proposed townhouse development 

locating within an established single-family suburban neighbourhood. Residents 
expressed concern with how the proposed development would impact their quality of 
life and neighbourhood character. Their comments are summarized as follows: 

 
▪ The residents expressed concern with how the proposed development will 

impact local traffic. Residents expressed concern regarding the impact to 
supply of on street parking in the neighbourhood and level of congestion that 
would result on local roads. Some residents noted that the site is not in close 
proximity to any transit services and such future residents will be vehicle 
dependant and forced to drive everywhere. Additionally, residents are 
concerned that visitor parking will be accommodated on-street and on-site 
parking will not be adequate.  

 
(The applicant is proposing to meet the residential parking requirements. 
Each townhouse unit is proposed to have a side-by-side double car garage. 
 
The applicant is proposing to exceed the visitor parking requirements for 
ground-oriented multi-unit residential buildings with 18 visitor parking 
spaces to be provided within the proposed townhouse development 
(exceeding the 6 required spaces).  
 
Unlike with the proposed townhouse development, with small-scale multi-
unit housing staff will not have the same ability to regulate visitor parking 
spaces. Proposed parking regulations for small-scale multi-unit housing only 
set requirements for parking spaces per dwelling unit; there are no 
requirements associated with residential visitor parking.) 
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▪ Additionally, residents have concern over the high-density development 

resulting in overcrowding in the neighbourhood and concern with the capacity 
for existing infrastructure and amenities (school, roads, police, hospitals, 
community services, commercial spaces) to accommodate the proposed 
increase in density associated with the project. 

 
(As part of the development application review process staff assess the 
capacity of existing infrastructure, including roads, services, parks and 
schools, to accommodate the proposed density and its associated impacts. 
Through the review and referral process staff will outline any requirements or 
conditions that the applicant will need to meet if they proceed with the 
project through to construction, such as servicing upgrades, road 
improvements, or fees and charges.  
 
Development applications are typically subject to a number of fees and 
charges that help to fund infrastructure as well as community amenities. For 
example, community amenity contributions help offset the impacts of growth 
and help fund new community facilities and services, such as parks, libraries, 
fire and polices facilities, public art and affordable housing. Development 
cost charges are levied on new development to help fund the costs of 
expanding and upgrading City roads, water, drainage and sewer services, and 
for parkland acquisition or improvement.)  

 
▪ Residents also expressed concern regarding safety impacts from the proposed 

development along Huckleberry Drive and Lyncean Drive. The proposed access 
from Huckleberry Drive will increase safety issues for local residents, including 
children who play in this area. Additionally, access from Huckleberry Drive will 
increase congestion along this local road.   

 
(The proposed townhouse development will have one pedestrian and driveway 
connection to local roads. The townhouse development includes a significant 
pedestrian pathway network with lighting and ground floor rooms, as such 
there will be many sight lines to the street and within the development itself. 
 
The applicant has revised their site plan to relocate access from Lyncean 
Drive to address concerns over the previously proposed access from 
Huckleberry Drive.) 

 
▪ Residents also expressed concern over environmental impacts from converting 

suburban areas to townhouse developments through loss of greenspace 
resulting in long-term consequences on our local ecosystem, and increased 
harm to public health. 

 
(The applicant is proposing to retain a large stand of trees along the south 
west area of the proposed townhouse development, separate from the 
outdoor amenity area.  
 
The proposed tree retention complies with OCP guidelines advising that 
development should look to retain existing trees and preserve natural 
features where possible in order to preserve neighbourhood character.  
 
Tree retention opportunities will be more challenging with small-scale multi-
unit housing; such development provides smaller building setbacks and 
additional driveway and servicing connections.) 

 
▪ Residents also expressed concern over lack of parks in the area versus the 

amount of development taking place.  
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(There will be a new park designed and constructed directly across Lyncean 
Drive from the subject development application as per the Abbey Ridge Land 
Use Plan. The City of Surrey is working to acquire the required lots to 
transform this space into a neighbourhood park for all residents to enjoy.)  

 
• Staff have also received a petition in opposition to the proposed development signed by 189 

residents expressing strong opposition to the proposed townhouse development. 
 

o The petition states that residents strongly oppose the proposed townhouse 
development as it does not fit into the character of their neighbourhood. They state 
that the townhome proposal is not appropriate to be located within this 
neighbourhood context as it will result in overcrowding, increased traffic congestion 
and parking issues, environmental impacts and overall decrease the quality of life and 
community well-being of the area. 

 
• In addition, the subject development application was reviewed by the Fraser Heights 

Community Association (FHCA) which provided the following comments (staff comments in 
italics): 

o The FHCA supports that position of the neighbourhood who have come out in 
opposition to the proposed townhouse development and have similar concerns as 
residents. 
 

o The FHCA requested to meet with the developer to discuss alternative 
development options to address neighbourhood concerns. 
 

o Additionally, the FHCA requested a Public Information Meeting to be held by the 
developer to gain public feedback and ensure neighbourhood concerns are 
addressed by the development. 

 
• The applicant has provided 71 signatures expressing support for the proposed development, 

many from outside the immediate neighbourhood. 
 
Public Information Meeting 
 

• The applicant held a public information meeting (PIM) to present the proposed development 
plans and gain feedback from the community. A total of 39 individuals recorded their 
attendance at the PIM and a total of 32 comment sheets were submitted. A staff representative 
from the Planning and Development Department was in attendance at the PIM. Below is a 
summary of the nature of the comments provided: 

 
o 23 residents expressed support for the proposal. Comments expressed in support 

included: 
▪ Good design and layout,  
▪ Good affordable housing, and 
▪ Good for growth of the area. 

o Seven (7) residents expressed opposition to the proposal. Comments expressed in 
opposition included: 

▪ Concerns about density and overcrowding in the area, 
▪ Concerns about the access from Huckleberry Drive, 
▪ Concerns about traffic and parking, 
▪ Concerns of lack of amenity in the area, and 
▪ Concerns about school capacity. 

 

• The developer took the feedback from the community and revised their layout with access 
from Lyncean Drive instead of Huckleberry Drive to reduce congestion and ensure safety 
along this local road.  
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• Should the proposal be supported by Council, then the application will be presented at a 
Public Hearing where residents, both in favour and in opposition, can express their views 
directly to Council on the application. 

 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 

• The proposed development is subject to a Development Permit for Form and Character and is 
also subject to the urban design guidelines in the Abbey Ridge Local Area Plan (LAP). 
 

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Abbey Ridge Local Area Plan 
(LAP). 
 

• The proposed 55-unit townhouse development consists of three-storey townhouse units in 
either a drive under or walk out condition. All proposed townhouse units are ground-oriented 
and provide a variety of housing choices for families. 

 

• The drive under units are proposed to have three bedrooms on the top floor, an open concept 
living and kitchen space on the middle floor, and garage with additional flex space on the 
ground floor. These units have a proposed floor area (including garages) of approximately 217 
square metres (2,336 sq. ft). 

 

• The walk out units are proposed to have four bedrooms with an adaptable floor plan 
incorporating primary bedrooms on the main floor. The unit layouts will include two 
bedrooms and a loft area on the top floor, a primary bedroom and open concept living and 
kitchen space on the main (second) floor, and a fourth bedroom, lounge and office space 
located in the basement/walk out level. These units, located along the east side of the site, 
include basements with walk-outs, working with the natural grading of the site, and have a 
proposed floor area (including garages and basements) of 286 square metre (3,085 sq. ft) to 
288 square metre (3,099 sq. ft).  

 

• All units are proposed to have side-by-side double car garages. Residential visitor parking 
spaces have been distributed throughout the site for convenience.  

 

• The buildings are proposed with a coordinated colour scheme, light and dark. The buildings 
are proposed with a typical west coast craftsman theme, with large windows and gable roofs. 
Building materials include fibre cement panels, horizontal plank siding and board and batten 
siding in shades of white ("arctic white"), dark grey ("aged pewter"), light brown ("cork") and 
brown ("cedar"), with black trim and dark shingled roofs. Unit front doors are proposed with 
solid black.  

 

• The applicant has worked with staff to resolve the following issues: 
o Incorporate duplex and triplex style units along Lyncean Drive to achieve single family 

character in this neighbourhood; 
o Alter site access from Huckleberry Drive to Lyncean Drive to reduce traffic congestion 

along Huckleberry Drive; and 
o Accommodate additional tree retention within the site. 
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Landscaping 
 

• The proposed landscaping for the site includes a centrally located outdoor amenity space, and 
significant landscape buffers along the north and west property lines. 
 

• The development is also incorporating a large stand of mature trees for retention in addition 
to the proposed outdoor amenity space for residents to enjoy. 
 

• The individual townhouse units will have landscaped yards, utilizing a variety of trees and 
shrubs, and access to private patio spaces. 

 
Indoor Amenity  

 

• The required indoor amenity space is 165 square metres, at a rate of 3.0 square metres per 
unit. The applicant is proposing to provide 168 square metres of programmable outdoor 
amenity space, meeting the minimum requirement.  
  

• The applicant is proposing to provide the indoor amenity space as a two-storey indoor 
amenity building located in the east area of the site, across an internal strata lane from the 
main outdoor amenity space.  

 

• The indoor amenity building includes, on the first floor, an open-concept lounge with kitchen 
facilities, an accessible washroom and a games/theatre room, while the second floor includes 
a lounge and kitchen area, a washroom, and a games/theatre room.  The building includes a 
roof overhang to provide some shading and cover for a small outdoor amenity courtyard. 

 
Outdoor Amenity  

 

• The required outdoor amenity space is 165 square metres, at a rate of 3.0 square metres per 
unit. The applicant is proposing to provide 175 square metres of programmable outdoor 
amenity space, exceeding the minimum requirement.  

 

• The outdoor amenity space is separated into two distinct areas:  
o an central amenity courtyard, located across an internal strata lane from the indoor 

amenity building, which includes a variety of outdoor seating options and places for 
outdoor dining; and 

o an outdoor patio area connected to the indoor amenity building. 
 

• In addition to this there is a 1,655 square metre area for tree protection where 75 mature trees 
are being retained to provide additional outdoor amenity to the residents.  
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Outstanding Items 
 

• There are a limited number of Urban Design items that remain outstanding, and which do not 
affect the overall character or quality of the project. These generally include resolution of 
urban design issues resulting from detailed coordination with architectural, landscape and 
civil designs. 
 

• The applicant has agreed to resolve any outstanding comments prior to Final Approval of the 
Development Permit, should the application be supported by Council. 

  
 
TREES 
 

• Kelly Koome, ISA Certified Arborist of Koome Urban Forestry Ltd. prepared an Arborist 
Assessment for the subject site. The table below provides a summary of the proposed tree 
retention and removal. A detailed list of the proposed tree retention and removal by tree 
species can be found in Appendix IV. 
 

• All trees identified for removal, retention and/or replacement are subject to change prior to 
final approval of the arborist report.  
 
Table 1: Summary of Proposed Onsite Tree Preservation by Tree Species: 

 Existing Remove Retain 
Alder/Cottonwood (outside riparian area) 15 8   7 
Deciduous Trees 4 1 3 
Coniferous Trees 137 94 43 
Onsite Tree Totals 156 103 53 

Onsite Replacement Trees Proposed  214 

Total Onsite Retained and Replacement Trees 267 
     

• The Arborist Assessment states that there are a total of 156 bylaw protected trees on the site. 
Additionally, there are 0 bylaw protected offsite trees and 53 bylaw protected City trees within 
proximity of the proposed development. The applicant proposes to retain 53 onsite trees as 
part of this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading. Additionally, 1 of offsite tree is proposed for removal and 25 City trees are proposed 
for removal.  

 

• 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 proposed total of 214 replacement trees on the site.  Since the 
proposed 214 replacement trees cannot be accommodated on the site, the proposed deficit of 
214 replacement trees will require an estimated cash-in-lieu payment of $117,700, representing 
$550 per tree, to the Green City Program, in accordance with the City’s Tree Protection By-
law. 
 

• In addition to the replacement trees, boulevard street trees will be planted on Lyncean Drive, 
Huckleberry Drive and Barnston Drive.  This will be determined by the Engineering 
Department during the servicing design review process.   
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• The new trees on the site will consist of a variety of trees including Korean Fir, Japanese 
Maple, Frans Fontaine European Hornbeam, Eastern Redbud, Green Arrow Weeping Nootka 
Cypress, Pink Flowering Dogwood, Purple Fastigiate Beech, Oyama Magnolia (White), 
Persian Ironwood, Blue Mist Blue Spruce, Amanogawa Cherry and Whitebeam Mountain 
Ash.  
 

• In summary, a total of 267 trees are proposed to be retained or replaced on the site with an 
estimated contribution of $117,700 to the Green City Program. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix V. NCP Plan Amendment Abbey Ridge Local Area Plan 
Appendix VI. OCP Redesignation Map 
 
 
    approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
CL/cb 













































































NOTE: Detailed Land Development Engineering Review available on file

INTER-OFFICE MEMO

TO: Director, Development Planning, Planning and Development Department

FROM: Manager, Development Services, Engineering Department

DATE: October 15, 2024 PROJECT FILE: 7823-0214-00

RE: Engineering Requirements
Location:  9883 Lyncean Dr           

OCP AMENDMENT

There are no engineering requirements relative to the OCP Amendment/NCP Amendment/ALR 
Exclusion.

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
 Register 0.5m SRW along development frontages. 
 Dedicate 2.5m along north-south portion of Lyncean Dr.
 Dedicate 6.5m along Huckleberry Dr.

Works and Services
 Construct Lycean Dr along the side fronting the development.
 Construct 4.0m MUP north of the new Greenway connection along Barnston Dr East.
 Construct north side of Huckleberry Dr.
 Provide adequately sized storm, sanitary and water service connection to each lot. 
 Provide downstream catchment analyses for drainage to confirm capacities, and address 

any constraints as required. 
 Register RC for on-site sustainable drainage features.
 Register RC for onsite sanitary pumping (if required).

A Servicing Agreement is required prior to Rezone/Subdivision. 

DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT

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

Jeff Pang, P.Eng.
Manager, Development Services

Appendix II



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

Development Impact Analysis on Schools For:

Application #: 23-0214

The proposed development of 55 Townhouse 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 48

Elementary School = 26
Secondary School = 14
Total Students = 40

Bothwell Elementary
Enrolment 308
Operating Capacity 294
# of Portables 2

Fraser Heights Secondary
Enrolment 1597
Operating Capacity 1200
# of Portables 12

Bothwell 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.

Fraser Heights 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:

 

As of September 2023, Bothwell is at 105% capacity. 10 year enrolment projections show continued 
growth with the build out of the Abbey Ridge land use plan area. As part of the 2024/2025 Capital Plan 
the District is requesting a new site in the new Abbey Ridge area. There has been no Ministry funding 
approval for this project to date. Until then, enrolment growth at Bothwell will be accommodated by 
portables.

As of September 2023, Fraser Heights is currently operating at 133% capacity. It is the only secondary 
school that serves the communities north of Highway 1.  The school’s 10 year projections show 
enrolment to continue at this level and potentially  grow as the Bothwell and Abbey Ridge communities 
start to build out.  As a result, the District has requested as part of their 2025/2026 Capital Plan 
submission to the Ministry a 500 capacity addition for the school, targeted to open in 2029.  There has 
been no Ministry funding approval for this project.  

July 30, 2024
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