
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7910-0245-00 
 

Planning Report Date:  October 17, 2011 

  

PROPOSAL: 

• Rezoning from RA to RF-12 
• Development Variance Permit 

to permit the development of 22 RF-12 lots and to vary 
the lot depth on proposed lot 19 from 22 to 18.7 metres 
 

LOCATION: 6129 - 140 Street 

OWNERS: Jarnail S Purewall 
Kashmir K Purewall 

ZONING: RA 

OCP DESIGNATION: Urban   

NCP DESIGNATION: Single Family Residential Flex 6 to 
14.5/ Creeks and Riparian Set-back  
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• A Development Variance Permit (DVP) is requested to reduce the minimum lot depth for 

proposed lot 19. 
 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal is in keeping with the Official Community Plan (OCP) and the South Newton 

Neighbourhood Concept Plan and the proposed density and building form are appropriate for 
this part of the South Newton. 

 
• The variance to lot depth is necessary to create Lot 19 as an irregular sized lot, which will 

accommodate a temporary right-of-way for a cul-de-sac, serving the development on 139 
Street.   

 
• The proposal will provide the City with 5,451 sq.m. (58,674 sq.ft) of riparian area; 30% of the 

site will be dedicated to the City for riparian protection. 
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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 (RA)" 

(By-law No. 12000) to "Single Family Residential (12) Zone (RF-12)" (By-law No. 12000) and 
a date be set for Public Hearing.  

 
2. Council approve Development Variance Permit No. 7910-0245-00 (Appendix VIII) varying 

the following, to proceed to Public Notification:  
 

(a) to reduce the lot depth proposed for lot 19 from 22 metres (72.18 ft.) to 18.7 metres 
(61.35 ft.); 

 
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 from Senior Government Environmental Agencies; 
 
(d) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(e) the applicant address the replacement tree deficit;      
 
(f) registration of appropriate Building Scheme to the satisfaction of the Planning and 

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

and Development Department.  
 

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

subject to the completion of Engineering servicing 
requirements as outlined in Appendix III. 
 

School District: Projected number of students from this development: 
 
7 Elementary students at Woodward Hill Elementary  School 
3 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 early 2013. 
 
(Appendix VI). 
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Parks, Recreation & Culture: 
 

Parks has no objection to the proposed development.  

Department of Fisheries and 
Oceans (DFO)/ Environmental 
Review Committee (ERC):  
 

Two watercourses (a Class A, red-coded and a Class B, yellow-
coded watercourse), and several ponds, intersect and run 
through the subject site. On May 18, 201 1, DFO approved 
relaxations to the required 15-metre setback at both 
watercourses and granted permission to eliminate a portion of 
the southernmost pond near Watercourse B, subject to the 
riparian area being dedicated to the City.   
 

Ministry of Transportation & 
Infrastructure (MOTI): 
 

Preliminary Approval granted for 1 year.    
 

 
SITE CHARACTERISTICS 
 
Existing Land Use:  Large treed property with single family residence. 
 
Adjacent Area: 
 

Direction Existing Use OCP/NCP Designation Existing Zone 
 

North : 
 

Single family residences.  Urban/Single Family 
Residential Flex 6-14.5, 
Detention Pond, Creeks 
and Riparian Set-back  

RA 

East (Across 140 
Street): 

Single family residences. Urban/Single Family 
Residential Flex 6-14.5 

RA 

South: 
 

Single family residences. Urban/Single Family 
Residential Flex 6-14.5 

RA 

West: 
 

Single family residence, 
riparian area and 
townhouses.    

Urban/Creeks and 
Riparian Set-back, 
Townhouse 15 upa 

RA, Greenbelt 
and RM-15  

 
 
DEVELOPMENT CONSIDERATIONS 
 
• The development site is located near the southwest corner of 62 Avenue and 140 Street, one 

lot south of the intersection, at 6129 140 Street. The site measures 18,171 square metres 
(4.49 acres) in area and is designated "Urban" in the Official Community Plan (OCP).   
 

• The site is currently zoned One-Acre Residential (RA) and contains an older single family 
residence. 

 
• Under the South Newton Neighbourhood Concept Plan (NCP), the site is designated for 

"Single Family Residential Flex 6 to 14.5" development and "Creek and Riparian Set-backs" 
bordering the red and yellow coded Class A and B watercourses on the property. 
 

• The applicant is proposing to rezone the property from "One-Acre Residential (RA)" to Single 
Family Residential (12) Zone (RF-12)" to permit the creation of 22 RF-12 lots. 
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• A development variance permit is also requested to vary the Zoning By-law to reduce the lot 
depth on proposed Lot 19 from 22.0 to 18. 7 metres. 
 

• The proposed use is in keeping with the both the OCP and the NCP. Some minor adjustments 
to the mapped NCP designations are required, however, to accommodate slight variances to   
riparian setbacks and road layouts (See Appendix VII). 

 
• The applicant is proposing to develop 22 Type II RF-12 lots ranging in area, from 330 sq.m. 

(3,552 Sq. ft.) to 555 sq.m. (5,974 sq.ft.). The remainder of the lot, approximately 5,451 sq.m. 
(58,674 sq.ft) or 30% of the site, will be dedicated to the City for riparian protection. 

 
Tree Retention  
 
• On September 2, 2011, Mike Fadum and Associates Ltd. submitted an updated arborist report 

and tree preservation/replacement plan for the site. The report identifies that all 4 of the 54 
protected trees identified on site may be preserved; however, the remaining 50 trees will need 
to be removed to accommodate development. It is noted that 21 of the 50 trees to be removed 
are red alder and black cottonwood with little retentive value. The following is a breakdown of 
the protected trees on the site by species:  

 
Tree Species Total No. of Trees* Trees Proposed 

to be Retained 
Trees Proposed 
to be Removed 

Red Alder and Black Cottonwood 21 - 21 
Western Red Cedar 6 - 6 
Cherry 2 - 2 
Falsecypress 2 - 2 
Norway Maple 4 - 4 
Bigleaf Maple 1 - 1 
Colorado Blue Spruce 2 - 2 
Norway Spruce 1 - 1 
Sitka Spruce 11 2 9 
Spruce 4 2 2 

TOTAL 54 4 50 
* Note trees in the riparian zone to be dedicated to the City are not included. 

 
• Of the 50 trees to be removed from the site, 21 trees are to be replaced on a 1:1 basis and 29 

trees are to be replaced on a 2:1 basis for a total of 79 replacement trees. Of the 79 required 
trees, the applicant is proposing to plant approximately 60 trees on-site and provide cash-in–
lieu for the remaining trees to the City’s Green Fund. 

 
• The arborist report, tree preservation and replacement plan and grading plan will be subject 

to final review and approval prior to Bylaw adoption. 
 
Building Scheme, Lot Grading Plan   
 
• Tynan Consulting Ltd. has developed a set of building design guidelines, and a residential 

character study, for the site. Based on the character study, the guidelines call for new homes 
with:  

 
o Readily identifiable neo-traditional, neo-heritage, craftsmen-heritage or rural-heritage 

styles; 
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o Proportionally correct massing between various street facing elements; 
o High trim and detailing standards, including articulated wood posts and brackets, 

louvered wood vents, window and door trim, stone and brick feature accents, covered 
entrance verandas; 

o Roof pitches with an 8:12 slopes comprised of cedar shingles, shake profile concrete and 
asphalt shingles; and  

o Exterior wall cladding in stucco, cedar, vinyl, hardiplank, brick and stone in natural and 
neutral colours. 

 
• A summary of the proposed building design guidelines is included as Appendix V.  
 
• A preliminary lot grading plan has also been submitted for the site. While the applicant 

believes all 22 proposed lots will be able to achieve in-ground basements, this issue will only 
be determined once detailed engineering drawings have been prepared. If any lots are not able 
to achieve basements, the submitted building scheme and grading plan will need to be revised 
prior to Zoning Bylaw adoption. Staff may also request Section 219 covenants to be registered 
on title at the time of subdivision on those lots which cannot achieve basements. 

 
 

PRE-NOTIFICATION  
 
Pre-notification letters were sent out for this application on December 16, 2010 and a development 
sign was posted on the site in August 2011. To date, the Planning Department has not received any 
calls concerning the application. 

 
• In January 2011, the Planning and Development Department did, however, receive a letter 

from 10 residents expressing concern about the impacts of increased density in the South 
Newton area and the perceived lack of improvement to roads, sidewalks, lighting or park 
space. The letter also cited the loss of trees and riparian areas, and the expansion of local 
social services as issues. While the current application was not directly cited, the letter noted 
future subdivisions in the area bounded by 61 and 62 Avenue and 140 Street as a cause for 
concern.    

 
(In response, staff note the present application will provide the City with 5,451 sq.m. (30% of 
the site) of protected riparian area.  An additional four trees will be retained on the site 
outside of protected riparian area; and Parks will collect cash-in-lieu for the 5% parkland 
dedication typically required at subdivision.)  

 
 
BY-LAW VARIANCES AND JUSTIFICATION  
 
The following variance to Zoning Bylaw 12000 is requested to accommodate the proposed 
subdivision plan: 
 
(a) Requested Variance: 
 

• Vary the lot depth on proposed Lot 19 from 22 metres (72 ft) to 18.7 metres (61.35 ft). 
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Applicant's Reasons:  
 

• Lot 19 is proposed as an irregular, oversized RF-12 lot (555 sq.m) with an extended side 
yard, in part, to allow for a temporary right-of-way serving 139 Street. The north side 
yard of Lot 19 will accommodate a cul-de-sac on an interim basis, prior to the 
development of the property north at 6185 140 Street and the completion of the road 
network. 

 
Staff Comments: 
 
• The extended side yard area, proposed as part of Lot 19, is necessary to accommodate 

the temporary cul-de-sac area, which cannot be accommodated on Park land. 
 

• Under the bylaw, lot depth for an irregular lot such as lot 19 is calculated as 18.7 metres 
or 3.3 metres (10.82 feet) shorter than typically required under the RF-12 zone. 

 
• Despite this, Lot 19 will provide for an adequate building footprint and rear yard. A 

reasonable portion of lot will also have a depth closer to 22 metres. Once the 
temporary right-of-way is no longer required, the extended side yard can be finished 
as an open yard area, backing onto the riparian area. 

 
 

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 VI  School District Comments 
Appendix V Building Design Guidelines Summary 
Appendix VI  Summary of Tree Survey and Tree Preservation 
Appendix VII  NCP Adjustment Map  
Appendix VIII Development Variance Permit No. 7910-0245-00 
 
 
 

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: H.Y. Engineering Ltd. 

Address: Suite 200 - 9128 - 152 Street 
 Surrey B.C.  V3R 4E7 
Tel: 604-583-1616 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 6129 - 140 Street 
 
(b) Civic Address: 6129 - 140 Street 
 Owners: Kashmir K Purewall 
  Jarnail S Purewall 
 PID: 010-766-022 
 Lot 7 Block 2 Section 9 Township 2 New Westminster District Plan 2840 
 

 
3. Summary of Actions for City Clerk's Office 
 

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

(b) Application is under the jurisdiction of MOTI.   
 

MOTI File No. 2011-00100 
 

(c) Proceed with Public Notification for Development Variance Permit No. 7910-0245-00 and 
bring the Development Variance Permit forward for an indication of support by Council.  
If supported, the Development Variance Permit will be brought forward for issuance and 
execution by the Mayor and City Clerk in conjunction with the final adoption of the 
associated Rezoning By-law. 
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SUBDIVISION DATA SHEET 
 

 Proposed Zoning:  RF-12  
 

Requires Project Data Proposed 
GROSS SITE AREA  
 Acres 4.49 Acres 
 Hectares 1.817 Hectares 
  
NUMBER OF LOTS  
 Existing 1 
 Proposed 22 
  
SIZE OF LOTS  
 Range of lot widths (metres) 13.4-15.8 sq.m. 
 Range of lot areas (square metres) 330-555 sq.m. 
  
DENSITY  
 Lots/Hectare & Lots/Acre (Gross) 12 uph/4.8 upa 
 Lots/Hectare & Lots/Acre (Net) 12 uph/4.8 upa 
  
SITE COVERAGE (in % of gross site area)*  
 Maximum Coverage of Principal & 

Accessory Building 
 

38.7 % 
 Estimated Road, Lane & Driveway Coverage 29.9 % 
 Total Site Coverage 68.6 %  
  
PARKLAND  
 Area (square metres) 5,451 sq.m. 
 % of Gross Site 30% 
  
 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  
 Road Length/Standards  
 Works and Services  
 Building Retention  
 Other – Lot Depth    YES  
 
*Provided by Applicant  
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7910-0245-00 
 
Issued To: Jarnail S Purewall 
 ("the Owner") 
 
Address of Owner: 6173 144 ST 
 SURREY BC V3X 1A4 
   
 
Issued To: Kashmir K Purewall 
 ("the Owner") 
 
Address of Owner: 6173 144 ST 
 SURREY BC V3X 1A4 
   
 
 
 
1. This development variance permit is issued subject to compliance by the Owner with all 

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

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

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

Parcel Identifier:  010-766-022 
LT 7 2 S1/2 NW SEC 9 T2       PL 2840 4.51AC 

6129 140 St 
 

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

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

 
Parcel Identifier:   

____________________________________________________________ 
 

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

address(es) for the Land, as follows: 
 

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

a) Section K.2 of Part 17A, Single Family Residential (12) Zone (RF-12), the requirement for 
a minimum lot depth of 22 m (72 ft) for a Type II lot is varied to 18.7 metres (61.35). 
 

5. This development variance permit applies only to Lot 19 shown on Schedule A which is 
attached hereto and forms part of this development variance permit. 

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

provisions of this development variance permit.   
 
7. This development variance permit shall lapse if the Owner does not substantially start any 

construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued. 

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

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