
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7910-0175-00 
 

Planning Report Date:  September 12, 2011  

 

PROPOSAL: 

• Partial NCP amendment from "Single Family 
Residential" to "Single Family Small Lots" 

• Rezoning from RA to RF, RF-12 and RF-9  

to permit the development of 66 single family lots 
including 14 RF-9 lots, 45 RF-12 and 7 RF lots 
  

LOCATION: 5800 Block of King George 
Boulevard and 5821 - 140 Street 

OWNERS: Christopher W Nordin et al 

ZONING: RA  

OCP DESIGNATION: Urban  

NCP DESIGNATION: Single Family Small Lots, Single 
Family Residential  
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning 

 
 

DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• A partial NCP amendment on the site is required to allow for RF-12 lots. The amendment will re-

designate a portion of the site from Single Family Residential to Single Family Small Lots  
 
 

RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the Official Community Plan. 

 
• The development of this area, south of 60 Avenue, will help finance and bring services to this South 

Newton area. It will also aid in the eventual acquisition and development of the 138 Street alignment 
north. 

 
• Despite the need for an NCP amendment to allow for small lots, the overall combined density of RF-12 

lots and RF- lots will not exceed 6 units per acre, in keeping the South Newton NCP. 
 

• The proposed new road layout, associated with this application, will provide for a more efficient, 
effective road network system, rationalize access to King George Boulevard from 140 Street, and 
improve local connectivity.   
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to rezone the property shown on the Survey Plan (Appendix I) as follows: 
 

(a) Block A from "One-Acre Residential Zone (RA)" to "Single Family Residential (9) Zone 
(RF-9)"; 

 
(b) Block B from "One Acre Residential Zone (RA)" to "Single Family Residential (12) Zone 

(RF-12)"; and 
 
(c) Block C from "One Acre Residential Zone (RA)" to "Single Family Residential Zone (RF)" 

 
and a date be set for Public Hearing.  

 
2. Council instruct staff to resolve the following issues prior to final adoption:  
 

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

(b) submission of a subdivision layout to the satisfaction of the Approving Officer; 
 
(c) submission of a finalized tree survey and a statement regarding tree preservation to the 

satisfaction of the City Landscape Architect;  
 
(d) the applicant adequately address the shortfall in tree replacement;    

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

Development Department;  
 

(f) approval from the Ministry of Transportation & Infrastructure; 
 
(g)  completion of road closures and purchase of a portion of 58 A Avenue and 58 Avenue;  

 
(h)  submission and registration of an appropriate Building Scheme to the satisfaction of the  

General Manager of Planning and Development;  
 
(i) registration of a Section 219 covenant to ensure installation and maintenance of the 

proposed 6+ metre landscape buffer along the King George Boulevard;    
 
(j)  registration of a Section 219 covenants to regulate the driveway location on RF-12 lots in 

and near the proposed cul-de-sacs; and 
 
(k) in addition to payment of the 5% cash-in-lieu parkland contribution as required by the 

Local Government Act, payment of an additional 1% cash-in-lieu park contribution as 
volunteered to by the applicant. 
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3. Council pass a resolution to amend the South Newton NCP to re-designate a portion of the land 
from Single Family Residential to Single Family Small Lots when the project is considered for final 
adoption. 

 
 
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: 
 
22 Elementary students at Woodward Hill Elementary School 
10 Secondary students at Sullivan Heights Secondary School 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by Fall 2012. 
(Appendix IV)  
 

Parks, Recreation & 
Culture: 
 

Parks has no objection to the proposed development. In addition 
the required NCP amenity fees, the applicant has offered to 
increase the required cash-in-lieu of parkland contribution from 
5% to 6% in order to assist the City in future parkland acquisition 
in the area.  
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

MOTI has requested the applicant submit a Traffic Design Report 
(traffic impact study) for the proposed project. The report will need 
to be accepted prior to Ministry granting its preliminary approval. 

 
SITE CHARACTERISTICS 
 
Existing Land Use: The site is comprised of undeveloped, vacant parcels. The northern portion of the 

site is heavily treed; while the southern portion has been partially cleared and 
consists of overgrown shrubs and bush. 

 
Adjacent Area: 
 

Direction Existing Use OCP/NCP Designation Existing Zone 
 

North (Across 60 
Avenue): 
 

Single family homes.  Urban/ Single Family 
Small Lots  

RA 

East : 
 

Single family homes. Urban/ Single Family 
Small Lots, Single Family 
Residential    

RA 
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Direction Existing Use OCP/NCP Designation Existing Zone 
 

South: 
 

Empty commercial lot. Urban/Commercial  C-4 

West:  Single family homes/ King 
George Boulevard. 

Urban/ Single Family 
Small Lots, Single Family 
Residential    

RA , RF-12 and 
RF Across King 
George  

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background and Site Context 
 
• The development site consists of four (4) lots, south of 60 Avenue, between 140 Street and King 

George Boulevard in South Surrey. The site, approximately 3.42 hectares (8.5 acres), is designated 
"Urban" in the Official Community Plan (OCP) and "Single Family Small Lots/Single Family 
Residential" in the South Newton Neighbourhood Concept Plan (NCP).   
 

• The property is zoned One-Acre Residential (RA). 
 
Proposal 
 
• The applicant is proposing to partially amend the South Newton NCP by re-designating the southerly 

portion of the site from "Single Family Residential" to "Single Family Small Lots" and to rezone the site 
in order to create a combination of 66 small and single family residential lots. 
 

• The use is in keeping with the OCP designation.  
 
 
JUSTIFICATION FOR PLAN AMENDMENT 
 
• The development site currently falls under two NCP residential designations. The north half of the 

property at 5860 King George Boulevard is designated for small lot residential development, while the 
southerly portion of the site is designated for single family residential (RF) lots. 
 

• An NCP amendment is necessary to extend the small lot designation, south of its present location, to 
accommodate the majority of proposed RF-12 lots. The existing ‘single family residential’ designation 
will remain in place along 140 Street to accommodate seven (7) proposed RF lots. These lots will act as 
a buffer or transition between the new small lots and the existing suburban homes east and south of 
the site. 
 

• Despite the need for an NCP amendment allowing for small lots, the overall combined density of the 
RF-12 lots and RF- lots will be approximately 6 units per acre, which is in keeping with the intent of 
the NCP and matches the overall density of the RF Zone. 
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Proposed Subdivision Layout 

• The applicant is proposing to develop a total of 66 residential lots on the site including 14 RF-9 lots, 45 
RF-12 lots and 7 RF lots.  Staff have worked closely with the applicant to develop the present 
subdivision layout which includes the row of RF lots along 140 Street and modifies the proposed NCP 
road network to provide better traffic circulation and flow along 140 Street and out to King George 
Boulevard.  
 

• The 14 proposed RF-9 lots are a minimum 252 sq.m. (2,712 sq.ft.) in area.  Seven (7) of these lots will 
front 60 Avenue, while the other seven (7) lots will front a new section of 59A Avenue. Both blocks will 
be serviced by a rear lane providing vehicular access. 
 

• The 45 proposed RF-12 lots will make up the majority of the subdivision and extend south of the new 
section of 59A Avenue. The lots vary in size from 322 sq.m. (3,466 sq.ft.)to 1062 sq.m. (11,431.3 sq. ft.).  
Most of the RF-12 lots are Type II lots which will have double car garages fronting the street. No 
variances will be required for lot width.  
 

• Lastly, the proposed 7 RF lots range in area from 560 sq.m. (6027.78 sq.ft.) to 7145 sq. m. (7,685 sq. ft). 
These lots, in keeping with the NCP, will provide an appropriate transition along 140 Avenue between 
the existing suburban homes and new small lots. 
 

• As part of the development, the applicant will be amending the transportation road layout on the 
NCP. The applicant will close and purchase a portion of 58 A Avenue (which is currently half open) 
and all of 58 Avenue (which is currently an unopened road allowance).   

 
• In lieu of these road closures, a new road connection is proposed to King George Boulevard, along the 

present 58A Avenue alignment (east of the site).  The new local road will provide greater connectivity 
and help refine the local transportation grid by reducing traffic along 140 Street to 60 Avenue and 
servicing the proposed development with a right in and right out alternative to King George 
Boulevard.  

 
• A further new alignment for a north– south road is proposed from 60 Avenue to the new 58A Avenue, 

leading to King George Boulevard and 140 Street. An additional cul-de-sac half road from 60 Avenue is 
also proposed to increase lot frontage on the west side of the development.   

 
Tree Retention  

 
• On August 9, 2011, Arbortech Consulting submitted an updated arborist report and tree 

preservation/replacement plan for the site. The report states that of the 356 protected trees identified 
on site, only three (3) trees may be retained as part of the landscaped buffer on King George 
Boulevard.  

 
• The remaining 353 trees will need to be removed to develop the lots and accommodate the road 

network. The consultant states that the majority of the trees to be removed (approximately 93%) are 
of marginal value and are therefore non-viable candidates for retention. 131 or approximately 40 % of 
the trees to be removed are alder.  While there are a significant number of Western Red Cedar, the 
consultant advises "they are rated as marginal retention potential due to the fact that all individual 
trees are deemed to be structurally reliant on the (forest) stand, and they are not wind firm enough to 
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be able to be retained single or in small groves".  The following is a breakdown of the protected trees 
on site by species:  

 
Tree Species Total No. of Trees Trees Proposed to 

be Retained 
Trees Proposed to 

be Removed 
Austrian Pine 1  1 
Bigleaf Maple 36 1 35 
Black Cottonwood 12  12 
Blue Spruce 1  1 
Cascara 5  5 
Cherry (wild) 11  11 
Giant Redwood 2 1 1 
Hemlock 1  1 
Holly 1  1 
Paper birch 9  9 
Red Alder 131  131 
Western Red Cedar 146 1 145 

TOTAL 356 3 353 
 
Note: 14 trees are also to be removed on the road allowances (City lands) to be incorporated into the 
development 

 
• Of the 353 trees removed from the site, 155 trees will be replaced on a 1:1 basis and 198 trees will be 

replaced on a 2:1 basis.   
 
• Overall a total of 551 new replacement trees will be required for this development. The applicant is 

proposing to plant 167 replacement trees on-site for an average total of 2.5 new trees per lot. Cash-in–
lieu for the remaining 384 trees will be collected from the applicant for the City’s Green Fund.   

 
• The applicant will also be requested to submit a plan for a landscaped buffer along King George 

Boulevard. The buffer will include a berm, fence and planted treed area to provide screening, privacy 
and some noise attenuation to lots along the Boulevard. The buffer ranges in width from 6 metres to 
15 metres. 

 
Building Scheme, Lot Grading Plan   
 
• A set of building design guidelines has been developed for this site by Tynan Consulting Ltd. The 

guidelines are reflective of the predominant motifs and design treatments used in the  South Newton 
area and call for:  

 
o Neo-traditional and neo-heritage styles  
o Moderate pitched roof lines, asphalt shingles, cedar shakes, tar and gravel  
o Exterior wall cladding in cedar, stucco, vinyl, brick and stone   
o Wood accents, trim and detailing 
o Predominately natural and neutral colours, with some subdued primary colour 

 
• A summary of the building design guidelines for the project is included in Appendix V.  The site’s 

preliminary lot grading plan has been reviewed and accepted by the Building Division.   
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PRE-NOTIFICATION 
 
• The scope and number of properties involved in this application was amended several times. As a 

result three (3) pre-notification letters were sent and two (2) public information meetings (PIM) were 
held for this application.  

 
• The responses from the first PIM held September 8, 2010, in large part assisted with the development 

of the present layout and road network. At the September meeting, which was attended by 35 people,   
road congestion, increased traffic along 140 Street and the possible opening of 58 Avenue to King 
George generated concern from the local residents, particularly those living in the suburban cul-de-
sac east of the site. The increased density, the need for street parking with suites and the loss of trees 
were also raised as issues.  

 
• In January 2011, Planning received a letter from a group of 10 local residents expressing concern about 

increasing density in South Newton and their perceived lack of improvement to roads, sidewalks, 
lighting or park space. The letter cited the loss of trees and riparian areas, and the expansion of the 
Remand Centre and social services as requiring further dialogue and consideration. 

 
• In response to these concerns, the Planning Department worked with the developer on several 

successive layouts.  Through subsequent negotiations, the developer agreed to increase the required 
cash-in-lieu of parkland contribution from 5% to 6% to assist the City in future parkland acquisition 
in the area.   

 
• On July 4, 2011, a second PIM was held on the present subdivision layout. The new layout attempted 

to address the issues previously raised through the pubic process. 25 people attended that meeting 
and ten (10) filled out comment sheets. Of the ten (10) comment sheets completed, 9 showed support 
for the revised subdivision and road layout. However, some concerns were still expressed about 
increased cars and parking along 140 Street. Another resident expressed concerns about the number 
of proposed roads, the loss of trees and the lack of green space in the area.  

 
Other Neighbourhood Concerns 
 
• In addition to the above, the Planning Department received three written submissions from residents 

near or adjacent to the site with concerns about the development. 
 
• One resident has written twice, opposing the proposed subdivision plan for the site which shows a 

future road on his property negating the development potential of his site (13980 – 60 Avenue). 
 
(In response, Planning and Engineering have communicated with this resident verbally and in 
writing and confirmed that the road alignment shown is consistent with the NCP.  Further, staff 
have no concern about the ability of the property to develop in conjunction with the neighbouring 
parcels). 

 
• The property owners of the two small triangular parcels fronting King George Boulevard have also 

written and met with staff. The owners of 5486 King George Boulevard expressed concern that their 
property was not included in the proposed development and consequently believe their land may be 
orphaned. 
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(In response Planning has met with the owners to show how the property may be developed 
independently and subdivided into two RF-12 lots. The property will also benefit from a completed 
road frontage and servicing in the area through the proposed development.) 

 
• The owners of the adjacent property at 5854 King George Boulevard do not want the western portion 

of 58A Avenue developed along their frontage.  Under the proposed plan, 58A Avenue will eventually 
be completed to serve the development of the property to the north (13900 60 Avenue). The owners 
believed they lived on a dead end lane, which would remain undeveloped and feel the future 
completion of 58A Avenue will result in increased traffic and parking along their frontage. 

 
(Staff have met and outlined the benefits of the present road plan. The owner's suggestion to block 
off 58A Avenue is not supported as it would fracture the connectivity of the local road network and 
ultimately result in less on-street parking.) 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I Lot Owners, Action Summary and Project Data Sheets and Survey Plan 
Appendix II Proposed Subdivision Layout 
Appendix III Engineering Summary 
Appendix IV Building Design Guidelines Summary 
Appendix V. School District Comments 
Appendix VI  Summary of Tree Survey and Tree Preservation 
Appendix VII  NCP Plan 
 
 
 

original signed by Nicholas Lai 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
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APPENDIX I 
Information for City Clerk 
 
Legal Description and Owners of all lots that form part of the application: 
 
1.  (a) Agent: Name: Clarence Arychuk 

Hunter Laird Engineering Ltd. 
Address: Unit 300 65 Richmond Street 
 New Westminster BC V3L 5P5 
Tel: 604-525-4651  

 
2.  Properties involved in the Application 
 

(a) Civic Address: 5860 King George Boulevard 
5836 King George Boulevard 
5821 - 140 Street 
5814 King George Boulevard 

 
(b) Civic Address: 5860 King George Boulevard 
 Owner: Baljit S Mann 
 PID: 010-724-893 
 Lot 9 Section 9 Township 2 New Westminster District Plan 4395 
 
(c) Civic Address: 5836 King George Boulevard  
 Owner: Christopher W Nordin 
 PID: 006-796-061 
 Lot "A" Section 9 Township 2 New Westminster District Plan 11655 
 
(f) Civic Address: 5821 - 140 Street 
 Owner: Maria Torok 
  Joseph Torok 
 PID: 012-830-879 
 Parcel "A" (Explanatory Plan 11837) Lot 6 Section 9 Township 2 New Westminster District 

Plan 2614 
 
(g) Civic Address: 5814 King George Boulevard 
 Owner: Maria Torok 
  Joseph Torok 
 PID: 012-830-810 
 Parcel "B" (Explanatory Plan 9979) Lot 6 Except: Parcel "A" (Explanatory Plan 11837) 

Section 9 Township 2 New Westminster District Plan 2614 
 

3. Summary of Actions for City Clerk's Office 
 

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

(b) Introduce a By-law to rezone a portion of the property (and a portion of road 
allowances(s)). 

 
(c) Application is under the jurisdiction of MOTI.   

 
MOTI File No. 2011-03857 
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SUBDIVISION DATA SHEET 
 

 Proposed Zoning: RF-9, RF-12, RF 
Requires Project Data Proposed 

GROSS SITE AREA  
 Acres 8.473 acres 
 Hectares 3.42 hectares  
  
NUMBER OF LOTS  
 Existing 4 
 Proposed 66 
  
SIZE OF LOTS RF-9 RF-12 RF 
 Range of lot widths (metres) 9 m 13.4 -15.9 m 15-16.43 m 
 Range of lot areas (square metres) 252 m² 322-1,062 m² 560-714 m² 
    
DENSITY    
 Lots/Hectare & Lots/Acre (Gross) 24.88 uph 

/10 upa 
14.88uph 

/6upa 
14.88uph 

/6upa 
 Lots/Hectare & Lots/Acre (Net) 24.88 uph 

/10 upa 
14.88uph/ 

6upa 
14.88uph/ 

6upa 
    
SITE COVERAGE (in % of gross site area)*    
 Maximum Coverage of Principal & 

Accessory Building 
 

52% 
 

50% 
 

40% 
 Estimated Road, Lane & Driveway Coverage 12% 17% 12% 
 Total Site Coverage 64% 67% 52% 
  
PARKLAND N/A 
 Area (square metres)  
 % of Gross Site  
 Required 
PARKLAND  
 5% money in lieu YES 
  
TREE SURVEY/ASSESSMENT YES 
  
MODEL BUILDING SCHEME YES 
  
HERITAGE SITE Retention NO 
  
BOUNDARY HEALTH Approval NO 
  
DEV. VARIANCE PERMIT required NO 
 Road Length/Standards  
 Works and Services  
 Building Retention  
 Others   
* Provided by applicant 
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