
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7910-0310-00 
 

Planning Report Date:  June 13, 2011 

PROPOSAL: 

• OCP amendment from Suburban to Urban 
• NCP amendment from "10-15 upa Medium 

Density" to "20 upa Medium High Density" 
• Rezoning from RA to CD (based on RM-30) 
• Development Permit 

 

in order to permit the development of 80 townhouse 
units. 

LOCATION: 2447, 2465 & 2503 - 164  Street and 
2482 - 163 Street 

OWNER: Morgan Heights Ventures Ltd.,  
Inc. No. 0881067 

ZONING: RA 

OCP DESIGNATION: Suburban 

NCP DESIGNATION: 10-15 upa Medium Density 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for: 

o OCP Amendment; and 
o Rezoning.  
 

• Approval t0 reduce indoor amenity space. 
 
• Approval to draft Development Permit. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
The OCP Designation is Suburban and needs an amendment to Urban. 
 
The Grandview Heights NCP #1 - Morgan Heights Designation is "10-15 upa Medium Density" and 
needs an amendment to "20 upa Medium High Density". 
 
 
RATIONALE OF RECOMMENDATION 
 
• The OCP Designation needs to be changed to allow rezoning in accordance with the Morgan 

Heights NCP. 
 
• The proposed density and building form are appropriate for this part of Morgan Heights. 

 
• The proposed density is below the residential densities envisioned in the Stage 1 NCP 5A plan 

immediately across 164 Street to the east. 
 

• The site is close to shops, services and transit, and is therefore an appropriate location for 
additional density. 

 
• The proposed building massing and locations have been designed to mitigate any adverse 

impacts on adjacent residents. 
 
• The site has been designed to mitigate interface issues with adjacent properties through 

setbacks, building orientation and massing, and tree retention. 
 

• The proposed reduction in indoor amenity space is supportable as sufficient area has been 
included to provide residents with a functional space, while the shortfall will be compensated 
for in accordance with City policy 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to amend the OCP by redesignating 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 879 of the Local Government Act. 

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

(By-law No. 12000) to "Comprehensive Development Zone (CD)" (By-law No. 12000) and a 
date be set for Public Hearing. 

 
4. Council approve the applicant's request to reduce the amount of required indoor amenity 

space from 240 square metres (2,583 square feet) to 228 square metres (2,454 square feet). 
 
5. Council authorize staff to draft Development Permit No. 7910-0310-00 generally in 

accordance with the attached drawings (Appendix II.). 
 
6. 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) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 

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

 
(f) registration of a Section 219 Restrictive Covenant to specifically identify the 

allowable tandem parking arrangement and to prohibit the conversion of the 
tandem parking spaces into livable space; and 

 
(g) the applicant adequately address the impact of reduced indoor amenity space.  

 
7. Council pass a resolution to amend Morgan Heights NCP to redesignate the land from "10-

15 upa Medium Density" to "20 upa Medium High Density" when the project is considered 
for final adoption. 
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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: 
 
13 Elementary students at Pacific Heights School 
6 Secondary students at Earl Marriot  School 
 
The applicant has advised that the first phase of dwelling units in 
this project are expected to be constructed and ready for occupancy 
by spring 2012. 
 
(Appendix IV) 
 
 

Parks, Recreation & 
Culture: 
 

Parks has no concerns with the subject proposal. 
 

Fire Department: The Fire Department has no concerns with the subject proposal. 
 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  The site consists of four parcels, each roughly one acre in size. The three 

parcels fronting 164 Street currently have single family homes and a 
number of accessory buildings. The parcel fronting 163 Street is vacant and 
has been cleared of all buildings and structures. 

 
Adjacent Area: 
 

Direction Existing Use OCP/NCP Designation Existing Zone 
 

North : 
 

Single family homes.  Urban/ "6-10 upa Low 
Density" 

RF-12 

East (Across  164 
Street): 
 

Single family homes(large 
lots) with significant tree 
stands. 

Suburban/ Proposed  NCP 
5A : "Townhouse (15-30 
upa)" and "Townhouse (15 
upa) or Multi-Family with 
Tree Preservation (30 upa)"  

RA 

South: 
 

Single family homes 
(large lots). 

Suburban/ "10-15 upa 
Medium Density" 

RA 

West (Across 163 
Street): 
 

Townhouses (Azure). Urban / "10-15 upa Medium 
Density" 

RA 
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DEVELOPMENT CONSIDERATIONS 
 
Subject Proposal 
 
• The 1.69 ha (4.18 acres) site is four parcels currently zoned "One-Acre Residential Zone (RA)".  

The applicant proposes to consolidate the four parcels into one and rezone to a 
"Comprehensive Development Zone" (CD) to accommodate a proposed 80-unit townhouse 
development.  A Development Permit is also required to allow the development. 
 

• The project proposes a unit density of 19 upa.  This area is currently designated "10-15 upa 
Medium Density" in the Morgan Heights NCP; therefore, an NCP amendment to redesignate 
the site to "20 upa Medium High Density" is needed. 

 
Background and Site Context 
 
• The subject site is located between 164 Street and 163 Street, one block north of 24 Avenue. 

The site is adjacent to a newer single family RF-12 development to the north and a recently 
completed, medium density townhouse project to the west (built to 11 upa). To the south are 
two RA zoned properties that are also designated for future townhouses in the Morgan 
Heights NCP. 

 
 
JUSTIFICATION FOR PLAN AMENDMENT 
 
• Despite the increase in proposed density the design is sensitive to its surroundings, is 

complementary to existing housing forms in the area and proposes reasonable tree retention.   
 

• The proposed density is slightly above the existing NCP designation but is well below the 
densities envisioned in the NCP 5A plan on the east side of 164 Street, which has "Stage 1" 
approval.  The properties immediately to the east are designated for densities of up to 30 upa. 

 
• The site is close to the Grandview Corners shopping district and its shops, services and transit, 

located 400 metres (approximately 5 minutes walking distance) west of the subject site. In 
order to reduce car dependency and encourage walking, it is appropriate to increase densities 
closer to these types of amenities.  

 
• The site has been designed to mitigate interface issues with adjacent properties through 

setbacks, building orientation and massing, and tree retention. 
 
 
PROPOSED CD BY-LAW 
 
• The proposed CD By-law (Appendix VI) is similar to the RM-15 Zone, except with a maximum 

unit density of 19 upa, maximum FAR of o.71, and reduced setbacks and lot coverage. 
 
• The FAR of 0.60 is permitted in the RM-15 Zone. The applicant is proposing an actual FAR of 

0.71, which is slightly above this standard. 
 

• Permitted RM-15 site coverage is 45%, the applicant is proposing site coverage of only 38% 
with the reduction included in the proposed CD Bylaw. 
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• The proposed minimum front yard setback for principal buildings in the CD By-law is 

reduced from the RM-15 Zone. The setback to the building face will be 4.5 metres (15 ft.) from 
the front lot line (164 Street) and 5.0 metres (16 ft.) from the front lot line (163 Street) rather 
than the 7.5 metres (25 ft.) setbacks required in the RM-15 Zone. This reduction results in a 
more intimate streetscape and improved pedestrian experience, while also improving 
surveillance of the public realm in accordance with New Urbanist and CPTED principles. 

 
• The proposed minimum setback from the southern lot line (adjacent to the future 

townhouses) is reduced to 3.3 metres (11 ft) from the building face. This reduced setback is 
acceptable given the building configuration presents a side yard to this boundary. 

 
• There is no reduction from the 7.5 metre (25 ft) setback requirement along the north 

boundary of the site to maintained adequate separation from the existing single family homes  
and to improve this interface with regard to privacy for existing residents and reduced 
shadowing of outdoor spaces. 

 
• The proposed CD Zone is compared to the RM-30 Zone in the table below: 
 

  RM-15 Zone Proposed CD Zone 
(Based on RM-15) 

Density (unit density and FAR) 15 units per acre 19 units per acre (max) 
  0.60 FAR 0.71 FAR (max) 
Lot Coverage 45% 40% (max) 
Setbacks 7.5 m (25 ft) Front yard:  

(164 Street) 4.5 m (15 ft) 
(163 Street)  5.0 m (16 ft)  
Side Yard  
(South): 3.3 m (11 ft) 
  
Other: 7.5 m (25 ft) 

Principal Building Height 11 metres (36 ft) 11 metres (36 ft) 
 
 
PRE-NOTIFICATION /CONSULTATION 
 
• Pre-notification letters were sent on March 21, 2011. A development sign outlining the 

proposed project and required NCP Amendment was installed on the property in March, 2011.  
 

• Staff received 12 calls from the public and four written correspondence from area residents. 
 

• The proposed NCP Amendment from commercial to residential uses also required additional 
public consultation in the form of a Public Information Meeting (PIM). This meeting was 
held on April 20, 2011. The applicant reports that a approximately 20 residents attended the 
meeting, 6 of whom completed questionnaire forms. Of completed questionnaires 5 were 
opposed to the proposed development and 1 was in favour. 
 

• The concerns expressed by residents, both directly to staff, and to the developer at the PIM 
were reasonably consistent and had to do with the proposed increase in density and the 
implications it had on traffic, parking, building height, privacy, greenspace and property 
values. The Development proposal tries to address these concerns as follows: 
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o Traffic:  

The proposal will result in an link to the collector designated 164 Street, this 
connection will take pressure off the existing 163 Street which has been constructed 
to a local road standard. Not only will residents of the proposed development make 
use of this connection, but residents of the surrounding developments will have the 
ability to use this connection as well. 
 

o Parking: 
The proposal results in the provision of 167 parking spaces, incompliance with the 
Zoning bylaw. In addition the applicant will be constructing the west half of 164 
Street which will allow for additional on-street parking in the neighbourhood. 
 

o Building height: 
The proposed building height conforms with the RM-15 zone. The proposed increase 
in density, therefore, does not result in an increase in height beyond that which 
would be expected if the site developed in accordance with the existing NCP 
designation. 
 

o Privacy: 
The site plan and setbacks, as well as the proposed stepped building form have all 
been designed to reduce the number of windows aligned toward adjacent properties 
in order to maintain the privacy of existing neighbours. 
 

o Green space: 
The development maintains a number of significant trees on the site and has 
provided more than 3 times the outdoor amenity area required by the zoning bylaw 
(Provided: 878 m2 (9,450 ft2), Required: 240 m2(2,583  ft2.))  
 

o Property values: 
The development is designed to complement the neighbourhood.  The applicant does 
not believe that the surrounding properties will be negatively affected by the NCP 
amendment and rezoning.  
 

• The whole site has been designed to mitigate interface issues with adjacent properties through 
setbacks, building orientation and massing, and tree retention. Specific attention has been 
given to the interfaces with the existing residents as follows: 
 

o Interface south of  the single family homes: 
  A 7.5 metre (25 ft) setback has been maintained. 
  A number of existing trees have been maintained particularly at the east 

end of the site were a cluster of conifers has been retained in the outdoor 
amenity area.  

 Building heights have been stepped down to the north. 
 North south building orientation improves privacy and sunlight. 

 
o Interface north of existing RM-15 development (Azure): 

 North-south building orientation improves privacy.  
 Location of the driveway allows setback to be increased from 7.5 m (25 

feet) to 10.0 m (33 ft). 
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 A 1.0 m (3 ft) landscape bed including replacement trees has been added to 
the south side of the driveway adjacent to the existing fence. 
 

o Interface east of existing RM-15 development (Azure): 
 One building presents a side yard to this property line with a 4.5 metre (15 

ft) setback.  
 The remainder of the interface is an outdoor amenity area with two 

retained maple trees and the indoor amenity building at a 12 metre (39 ft) 
setback. 

 
DESIGN PROPOSAL AND REVIEW 
 
Context 
 
• The surrounding neighbourhood is newly developed with a mix of townhouses in different 

densities and single family RF-12 lots. The Grandview corners retail district is a few blocks to 
the west. 

 
Access & Pedestrian Circulation 
 
• There is one main vehicular access to 164 Street, which aligns with an existing internal road 

through the adjacent site to the west, thereby providing a direct east-west link from 164 to 163 
Streets. Similar to the existing road to the west, this link is to be secured through a reciprocal 
access easement, which will provide access for residents of the surrounding townhouse 
projects. There is to be continuous pedestrian connection along this internal road, to be 
secured with legal encumbrance on title.  

 
• There is an internal driveway that extends to the property to the south, running parallel to 

164 Street.  This property will not be afforded additional vehicular access to either 164 Street 
or 24 Avenue; therefore, a reciprocal access easement will be registered over this driveway to 
protect access for future development of the lands to the south. 

 
• The individual units will either have direct pedestrian access to the fronting streets, or will be 

accessed from communal green spaces in the form of the two outdoor amenity areas or 
central mews that run between paired blocks of units. 

 
Form & Character 

 
• The proposed 80 unit townhouse project consists of 33, 2-bedroom, 41, 3-bedroom and 6, 4-

bedroom units in 19 buildings, with an average floor area of 151 square metres (1,624 sq.ft.) per 
dwelling unit. All the units feature an outdoor patio or deck.   

 
• Of the 80 units, 15 have double, side by side, garages and the remainder have a tandem 

parking arrangement. In addition, 17 visitor stalls have been provided, bringing the total 
parking count to 167 stalls. 

 
• Building siting and massing have been carefully considered to respect adjacent land uses, 

particularly along the northern property line, adjacent to the existing single family homes. 
The buildings closest to the north have all been oriented so that the length of the buildings 
runs on a north south access. This orients the majority of the windows on these proposed 
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units in an east west direction to preserve the privacy of the rear yards to the north. The 
massing of the buildings have been stepped down with a unique, master on main floor plan at 
the north end of the building. This floor plan results in only a single storey structure at the 
setback line, further preserving privacy and daylight for the existing neighbours. 

 
• The design incorporates significant detailing such as window boxes, shutters, dormers, lattice 

and planting boxes that add depth and interest to the facades of the buildings. 
 
• Cladding materials primarily include horizontal vinyl siding in beige and off-white, with 

darker section included on some buildings to help break up the massing.  Strong brick 
elements have been included on the fronts of most buildings with extensive use of brick on 
the street fronting elevations.  Black accents will be included in the form of window boxes, 
gutters, downspouts, railings and shutters. The roof will be covered with black asphalt 
shingles. 

 
Tree Retention, Landscaping & Sustainability Principles 
 
• The applicant retained Randy Greenizan to conduct a site inspection and prepare an arborist 

report for the site.  The arborist report identified 30 trees on site, of which 11 are to be 
retained and 20 are to be removed. The Trees and Landscaping Department generally 
supports the proposed tree management plan. A finalized tree management plan must be 
submitted prior to final adoption. 
 

• The chart below provides a summary of the tree retention and removal on the subject site: 
 

Tree Species Total No. of 
Protected Trees 

Total Proposed 
for Retention 

Total Proposed  
for Removal 

Oak 2 2 0 
Cottonwood 6 0 6 
Douglas Fir 13 7 6 
Pine 4 0 4 
Cedar 1 1 0 
Monkey Puzzle 1 1 0 
Alder 1 0 1 
Spruce 2 0 2 

TOTAL 30 11 20 
 

• To complement the retained trees on the site, the applicant proposes substantial landscaping.  
The landscaping plan includes a combination of trees (133 replacement trees) and shrubs in a 
variety of species.   
 

• Other plantings include a variety of flowering shrubs, grasses and ground covers that soften 
the hard surfaces of the site, mark walkways and driveways and help define the transitions 
between private and semi private spaces. 
 

• There are two outdoor amenity areas, designed to encourage use by families and residents.  
The open spaces promote active and passive recreation and the use of mixed planting softens 
the hard landscape and reduces runoff.  The proposed outdoor amenity space of 878 square 
metres (9,450 sq.ft.) significantly exceeds the minimum 240 square metres (2,583 sq.ft.) 
outdoor amenity space requirement for this site under the Zoning By-law. The outdoor 
amenity spaces on site include a large space at the northeast corner of the property, adjacent 
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to 164 Street. This area includes play equipment for children as well as passive landscaping 
and a number of very large retained conifers.  Another amenity space is located at the centre 
of the site next to the indoor amenity building. This is a more adult oriented space, with a 
pair of retained deciduous trees flanking an open lawn area, patio space and seating.  

 
 
ADVISORY DESIGN PANEL  
 
• The application was not referred to the ADP for review.  The design and landscaping were 

reviewed by staff and found acceptable. 
 
 
PUBLIC CONSULTATION PROCESS FOR OCP AMENDMENT 
 
Pursuant to Section 879 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. 
 
No other agencies and organizations are considered to be affected by the proposed OCP 
Amendment that requires specific consultation. 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Project Data Sheets  
Appendix II. Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix III. Engineering Summary 
Appendix IV. School District Comments 
Appendix V. Summary of Tree Survey and Tree Preservation 
Appendix VI. NCP Plan 
Appendix VII. OCP Re-designation Map 
Appendix VII. Proposed CD By-law 
 
 
INFORMATION AVAILABLE ON FILE 
 
• Complete Set of Architectural and Landscape Plans prepared by Robert Ciccozzi Architects 

Inc and DMG Landscape Architects  respectively, dated May 16, 2011 
 
 

original signed by Nicholas Lai 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
MN/kms 
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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: Robert Ciccozzi, Robert Ciccozzi Architecture Inc. 

Address: 2339 Columbia Street, Unit 200 
 Vancouver, BC  V5Y 3Y3 
Tel: 604-687-4741 - Work 
 604-687-4741 - Fax 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 2447, 2465 and 2503 - 164 Street and 2482 - 163 Street 
 

(b) Civic Address: 2447 - 164 Street 
 Owner: Morgan Heights Ventures Ltd., Inc. No. 0881067 
 PID: 010-720-057 
 Lot: Lot 2 Section 24 Township 1 New Westminster District Plan 77379 
 
(c) Civic Address: 2465 - 164 Street 
 Owner: Maryellen G Fulton 
 PID: 010-720-065 
 Lot: Lot 3 Section 24 Township 1 New Westminster District Plan 77379 
 
(d) Civic Address: 2503 - 164 Street 
 Owner: Morgan Heights Ventures Ltd., Inc. No. 0782385 
 PID: 010-720-073 
 Lot: Lot 4 Section 24 Township 1 New Westminster District Plan 77379 
 
(e) Civic Address: 2482 - 163 Street 
 Owner: Morgan Heights Ventures Ltd., Inc. No. 0881067 
 PID: 002-396-700 
 Lot: Lot 19 Section 24 Township 1 New Westminster District Plan 63062 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to amend the Official Community Plan to redesignate the property. 
 
 

(b) Introduce a By-law to rezone the property. 
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DEVELOPMENT DATA SHEET 

 
 Proposed Zoning:  CD (based on RM-30) 

 
Required Development Data Minimum Required / 

Maximum Allowed 
Proposed 

LOT AREA*     
 Gross Total  1.70 ha (4.21 acres) 
  Road Widening area  0.01 ha (0.03 acres) 
  Undevelopable area   
 Net Total  1.69 ha (4.18 acres) 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 45% 38% 
 Paved & Hard Surfaced Areas   
 Total Site Coverage 45% 38% 
   
SETBACKS ( in metres)    
 Front (164 Street) 7.5 m (25 ft) 4.5 m (15 ft) 
 Front (163 Street) 7.5 m (25 ft) 5.0 m (16 ft) 
 Side (south) 7.5 m (25 ft) 3.3 m (11 ft) 
 Side (other) 7.5 m (25 ft) 7.5 m (25 ft) 
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 11 metres (36 ft) 11 metres (36 ft) 
 Accessory 4.5 metres (15 ft) 4.5 metres (15 ft) 
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom  33 
 Three Bedroom +  47 
 Total  80 
   
FLOOR AREA:  Residential  12,067 sq. m. 

(129,898 sq.ft.) 
TOTAL BUILDING FLOOR AREA  12,067 sq. m. 

(129,898 sq.ft.) 
* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 
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Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross)   
 # of units/ha /# units/acre (net) 37 uph /15 upa 47 uph /19 upa 
 FAR (gross)   
 FAR (net) 0.6 0.7 
   
AMENITY SPACE (area in square metres)   
 Indoor 240 sq. m.  

(2,583 sq. ft.) 
228 sq. m.  

(2,452 sq. ft.) 
 Outdoor 240 sq. m.  

(2,583 sq. ft.) 
878 sq. m.  

(9,450 sq. ft.) 
   
PARKING (number of stalls)   
 Commercial   
 Industrial    
   
 Residential  160 160 
 Residential Visitors 16 17 
   
 Institutional   
   
 Total Number of Parking Spaces 166 167 
   
 Number of disabled stalls   
 Number of small cars    
 Tandem Parking Spaces:  Number / % 

of Total Number of Units 
 66/82.5 % 

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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