
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7911-0044-00 
 

Planning Report Date: July 23, 2012   

 

PROPOSAL: 

• NCP amendment from ‘Townhouse 15 upa max’ to 
‘Townhouse 20 upa max’, ‘Single Family Residential’ 
to ‘Single Family Residential Flex 6 to 14.5’  

• Rezoning from RA and RM-D to CD (based on 
RM-30) and RF-12   

• Development Permit 

to permit the development of 144 townhouse units and 
one RF-12 lot  

LOCATION: 5800 Block of 144 Street 

OWNER: Joga Singh Somal, Avtar Singh 
Gill et al 

ZONING: RA 

OCP DESIGNATION: Urban  

NCP DESIGNATION: Townhouse 15 upa, Creeks and 
Riparian Setback and Single 
Family Residential.  
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning. 
 
• Approval to draft Development Permit. 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• An amendment to the South Newton NCP is required to re-designate the site from 

‘Townhouse 15 upa max’ to ‘Townhouse 20 upa max’ and from ‘Single Family Residential’ to 
‘Single Family Residential Flex 6 to 14.5’. 

• An adjustment to the NCP designation, ‘Creeks and Riparian Setbacks’, is also required to 
delineate the riparian area cooridor to be conveyed to the City for ongoing stewardship and 
protection.  

 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with Official Community Plan (OCP) designation. 
 
• The proposed land use is consistent with the existing and planned land use patterns in the 

South Newton area. The proposed designation and density correspond with recently approved 
developments in the area. 

• The application also includes a significant assembly of 5 properties with a total area of 4 ha (10 
acres), resulting in a comprehensive development plan; and provides a number of community 
benefits, including procurement of a riparian area corridor, a public path and reasonable on-
site tree retention. 
 

• In total, 8,970 sq.m. (2.2 acres) of riparian area or 22% of the site’s area will be conveyed to the 
City for riparian protection, without compensation. The applicant will also be required to 
provide a 4.0 m SROW and construct a north–south public path along the new property line at 
the west edge of the riparian area. 

 
• As part of the NCP amendment, the applicant will also be required to make an infrastructure 

contribution to fund and construct an ultimate arterial sidewalk along 144 Street, which is not 
a typically an Engineering requirement.  
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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 II) as 

follows: 
 

(a) Block A from "One-Acre Residential Zone (RA)" and "Duplex Residential Zone 
(RM-D)" to "Comprehensive Development Zone (CD)"; 

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

Zone (RF-12)" 
 

and a date be set for Public Hearing.  
 
2. Council authorize staff to draft Development Permit No. 7911-0044-00 generally in 

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

(a) ensure that all engineering requirements and issues including  the applicant  
funding the construction of the ultimate sidewalk along 144 Street, 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) completion of all the requirements and conditions of the Senior Government 

Environmental Agencies; 
 

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

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

specifications and satisfaction of the Planning and Development Department; 
 

(g) resolution of all urban design issues, including roof treatment and materials, to the 
satisfaction of the Planning and Development Department; 

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

and Development Department;  
 

(i) registration of a Section 219 Restrictive Covenant to prohibit the conversion of the 
tandem parking spaces into livable space;  

 
(j) discharge of no-build, no disturb covenants on Lots 5 and 28 (5926 and 5904 - 144 

Street);   
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(k) completion of a P-15 agreement with the City for maintenance and planting of 
riparian area;   

 
(l) registration of a n0-build covenant on the triangular southeast portion of the  

development site; and  
 

(m) registration of a no-build covenant on the proposed new  RF-12 lot.   
 

4. Council pass a resolution to amend the South Newton NCP to re-designate the land from 
‘Townhouse 15 upa max’ to ‘Townhouse 20 upa max’, ‘Single Family Residential’ to ‘‘Single 
Family Residential Flex 6 to 14.5’ and to adjust the ‘Creeks and Riparian Set-back’ 
designation 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: 
 
23 Elementary students at Cambridge School 
12 Secondary students at Sullivan Heights School 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy in early 2014. 
(Appendix IV) 
 

Parks, Recreation & 
Culture: 
 

Parks supports conveyance of the riparian area to the City and has 
requested a 4.0 metre SROW be provided to complete a path along 
the environmental area. A no–build covenant is requested on the 
south east portion of the site to preserve sight lines and open space 
near the public path.  
 

Department of Fisheries 
and Oceans (DFO):  
 

Sullivan Heights Creek, a yellow-coded, Class B watercourse runs 
north-south on all five properties. On March 21, 2012, DFO 
approved a variance to the 30 metre setback on the west side of the 
creek, provided the riparian area was conveyed to the City for 
ongoing protection. Further details of DFO’s decision are included 
in this report.    
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary Approval is granted for 1 year.    
 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  There are currently five older dwelling units (four houses and one duplex) 

on the site.    
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Adjacent Area: 
 

Direction Existing Use OCP/NCP Designation Existing Zone 
 

North: 
 

Larger older homes on 
larger properties 

Urban/Townhouses 15 upa 
max, Creeks and Riparian 
Setbacks      

RA 

East: 
 

Residential houses  Urban/Single Family 
Residential Flex 6-14.5 upa, 
Single Family Residential  
 

RF-12. RF  

South: 
 

Residential Houses  Urban/ 
Single Family Small Lots  

RF-12  
 

West (Across  144 
Street): 
 

Single Family Houses and 
RCMP Civic Parking Lot    

Urban/Mixed Commercial 
Residential Apartments, 
Apartments, Existing and 
Future Parks    

RA 

 
 
JUSTIFICATION FOR PLAN AMENDMENT 
 
• The development site currently falls under three separate designations: ‘Townhouses 15 upa 

max’, ‘Creeks and Riparian Set-backs’ and ‘Single Family Residential’ under the South Newton 
Neighbourhood Concept Plan (NCP). 

  
• An NCP amendment is necessary to re-designate the majority of the site from ‘Townhouses 15 

upa max’ to ‘‘Townhouse 20 upa max’ to permit a 144 unit townhouse development, west of 
Sullivan Heights Creek, at a proposed net density of 20 townhouse units per acre. 

 
• A second NCP amendment is required to re-designate the remnant residential lot at the west 

terminus of 59 Avenue, east of the creek, from ‘Single Family Residential’ to ‘‘Single Family 
Residential Flex 6 to 14.5’ in order to rezone the lot for future RF-12 use.  

 
• Finally, an adjustment to the ‘Creeks and Riparian Set-back’ designation will be required at 

final adoption. The amendment, which is in part housekeeping measure, will reflect the actual 
location of the creek and the approved riparian setbacks from the top of bank. 

 
• Overall the proposal is in keeping with the OCP and is consistent with the patterns of 

development, land uses and densities recently approved in the area. Similar NCP amendments 
have recently been approved in nearby locations within South Newton.  

 
• The applicant has also achieved a significant assembly of 5 properties with a total area of 4 ha 

(10 acres) in keeping with the NCP policy which recognizes the significance of the creek and 
calls for the properties to be developed comprehensively. 
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• The project also provides for a number of significant community benefits, including 
conveyance of 8,970 sq.m. (2.2 acres) of riparian area to the City for riparian protection, 
reasonable tree retention and construction of a 3.0 public path with landscaping along the 
western edge of the townhouse site adjacent to the riparian area.  

 
• As part of the NCP amendment, the applicant will also be required to make an infrastructure 

contribution consisting of the funding and construction of the ultimate arterial sidewalk along 
144 Street. While this is not a typical Engineering requirement, it will create a superior 
pedestrian environment by providing access to transit, schools and parks located within close 
walking distance of the site.  
 
 

DEVELOPMENT CONSIDERATIONS 
 
• The development site consists of five parcels located on the east side of 144 Street between 58 

and 60 Avenue.  The site, approximately 4.045 hectares (10 acres) in area, is designated "Urban" 
in the Official Community Plan (OCP). Four of the five properties are currently zoned for 
"One-Acre Residential (RA)" development, while a fifth property is zoned as a ‘Duplex 
Residential (RM-D) use. A Class B, yellow-coded watercourse, named Sullivan Heights Creek 
runs north to south and traverses all five properties.  

 
• Under the South Newton Neighbourhood Concept Plan (NCP), the majority of the site is 

designated for "Townhouse 15 upa" development, while a small portion of the site, east of the 
creek, at 5882 144 Street is designated in the NCP for ‘Single family Residential’ development. 

 
• The portion designated single family residential is naturally cut off from the townhouse site by 

the creek and will ultimately provide for the completion of the residential cul de sac at the 
west end of 59 Avenue. The remainder of the site, containing Sullivan Heights Creek is 
designated "Creek and Riparian Set-backs".   

 
The Proposal 
 
• The applicant is proposing to re-designate and rezone the site to permit a 144 townhouse unit 

development and one large RF-12 lot.  

• The applicant is proposing to amend the South Newton NCP by re-designating the majority of 
the site from ‘Townhouse 15 upa max’ to ‘Townhouse 20 upa max’. An amendment from ‘Single 
Family Residential’ to ‘Single Family Residential Flex 6 to 14.5’ on the small eastern portion of 
the property at 5882 144 Street will be required to accommodate the proposed RF-12 lot.  
  

• The proposal will adjust the boundaries of the ‘Creek and Riparian Setbacks’ NCP designation 
to reflect the actual ground truthed location of Sullivan Heights Creek and the riparian area to 
be conveyed to the City.  

 
• At present, the NCP includes a riparian area of 11,371 sq.m. (2.81 acres). The riparian area is 

based on the approximate known location of the creek at the time of the NCP’s adoption and a 
30 metre (west) and 15 metre (east) setback from the top of bank of the creek.  
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• Based on the endorsement from DFO/ERC, the applicant is to convey an area of 8,970 sq.m. 
(2.21 acres) to the City for riparian protection based on an average 21 metre setback on the west 
side of the creek and the full 15 metre setback on the east side of the creek. As a result, the NCP 
‘Creek and Riparian set-back’ boundaries shift and adjust on both sides of the creek. 
 

• The applicant is also proposing to rezone the townhouse portion of the site from "One Acre 
Residential" (RA) and "Duplex Residential" (RM-D) to a "Comprehensive Development" (CD) 
Zone based on the RM-30 zone. The remaining single family parcel at the west end of 59 
Avenue will be rezoned from ‘One Acre Residential" (RA) to "Single Family Residential (12)" 
(RF-12).  

• As part of the application, the applicant will be asked to dedicate the cul-de-sac bulb at the 
end of 59 Avenue. A no-build covenant will also be placed on the RF-12 lot until the lot is 
further subdivided and developed. 

• The townhouse site itself will have two access points. The northerly access will ultimately align 
with a potential 59 Avenue and accommodate greater consideration for fewer access 
restrictions with ultimate widening of 144 Street. The southerly vehicular access will provide 
secondary access to the site. Due to its proximity to 58 Avenue, the secondary access will 
ultimately be restricted to right-in right-out turn movements in the future. The site will also 
provide for a reciprocal access easement to the properties to the north, which will provide for 
improved access for the entire block.  

Townhouse CD By-law 

• The proposed CD By-law for the townhouse portion of the site (Appendix VII) is based on the 
RM-30 multiple residential zone and includes reductions to the maximum allowable density 
e.g., units per hectare/acre and floor area ratio (FAR) and two yard setbacks (See Table 1 
below).  

 
• In all, the applicant is proposing a density of 50 units per hectare (or 20 units per acre) and 

Floor Area Ratio (FAR) of 0.72 based on the net area of the townhouse site after riparian 
dedication. The proposed site coverage is calculated at 34%.   

 
Table 1: RM vs CD Zone 

  
 RM-15 RM-30 CD Zone 

Density     
 #units per hectare (u.p.h.)  37 75 50 
 # units per acre  (u.p.a.)  15 30 20 
 Floor Area Ratio  .60 .90 .72 
    
Site Coverage 45% 45% 34% 
    
Setbacks     
 Front  7.5 m 7.5 m 6.0 m 
 Rear   7.5 m 7.5 m 9.0 m 
 Interior Side Yard (N) 7.5 m  7.5 m  4.5 m 
 Interior Side Yard (S) 7.5 m  7.5 m  7.5 m 
    
Height  11 m 13 m 10.4 m  
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• While the proposed density of the CD will provide for a larger number of units per 

acre/hectare and FAR, the proposed site coverage of 34% is significantly less than the 45 % 
permitted under both the RM-15 and the RM-30 zones.  Overall the effect of the reduced site 
coverage will result in greater tree retention, larger open green amenity spaces and more space, 
less overlook between buildings. 

 
• In addition, some of the CD zone setbacks are less than what is permitted under the RM-30 

zone.  While the applicant is providing a full 7.5 metre setback at the south yard to provide 
reasonable distance separation to the adjacent residential homes; along with a 5.0 metre 
setback to the City’s 4.0 SROW bordering the new property line (riparian area), the applicant is 
requesting variances to the 7.5 metre front and northern side yard setbacks. 

 
• The CD zone therefore includes provisions to reduce the front yard setback along 144 Street to 

6.0 metres and the northern interior side yard to 4.5 metres. Both of these setbacks are 
supportable given the nature of the landscaping, the proposed streetscape and the amount of 
open space proposed between buildings along 144 Street. It should also be noted at the 
northern property line, the 4.5 setback is taken, in keeping with the By-law definition from the 
deck post and not the building face. This will provide even more space between these units any 
proposed to the north. 

 
Watercourses/Environment Management System (EMS)  
 
• On November 16, 2011, DFO and the ERC reviewed the site plan and approved a variance to the 

required 30 metre (98.5 ft) setback on the west side of Sullivan Heights Creek. The variance 
was approved subject to the applicant enhancing and conveying the entire riparian area (east 
and west sides of the creek) to the City without compensation for ongoing environmental 
protection and management.  
 

• In all, the applicant will convey 8,970 sq.m (2.21 acres) or 22% of the site to the City for riparian 
protection. The applicant will also be required to enter a P-15 agreement with the City to 
restore and replant the area along the creek, which has been compromised by lawn and 
garden. The P-15 agreement will monitor and maintain replanting of the riparian area for 5 
years.   

• Through the application, the applicant will provide an average 21 metre (69 ft.) setback on the 
west side of the watercourse, varying from 18 metres (59 ft.) to 28 metres (92ft.).  The full 
required 15 metre (49 ft .) setback along the east side of the creek adjacent to the proposed 
single family residential area will also be provided.  The exception is the minor seasonal ditch 
on the site (represented as a finger) which was approved with lesser setbacks.  
 

• The conveyance of the riparian area around Sullivan Heights Creek will help conserve 8,377 
sq.m. (2.07 acres) of the terrestrial site area identified by the City’s Ecosystem Management 
Study (EMS).  
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Tree Retention  
 
• On July 4, 2012, the applicant’s arborist submitted a preliminary report and tree preservation/ 

replacement plan for the site. The report states that of the 204 mature trees identified on site 
to be preserved, 57 trees will be retained, while 147 trees are to be removed. All of the mature 
protected trees in riparian area will be preserved. The following is a breakdown of the 
protected trees on the townhouse site by species:  

 
Tree Species Total No. of Trees* Trees Proposed 

to be Retained 
Trees Proposed 
to be Removed 

    
Western Red Cedar   95 47 48 
Douglas Fir 20 6 14 
Alder  25 0 25 
Big Leaf Maple   19 0 19 
Cottonwood  10 0 10 
Paper Birch  8 0 8 
Shore Pine  5 0 5 
Scotts Pine 1 1 0 
Cherry  5 0 5 
Red Maple 1 0 1 
Walnut  2 1 1 
Sitka Spruce 1 0 1 
Apple 2 0 2 
Western Hemlock   2 0 2 
Purple Leaf Plum 1 0 1 
Plum (fruiting)   1 0 1 
 Grand Fir 1 1 0 
Norway Spruce  2 0 2 
English Oak  1 0 1 
Black Locust  1 0 1 
Cedrus deodara  1 1 0 
 

TOTAL  
  

204  
 

57 
 

147 
 

* Trees in the riparian zone to be conveyed to the City for preservation are not included. 
 
• At this time no trees are to be removed on the proposed RF-12 lot, which will have a no build 

covenant registered against it until it is developed and subdivided.  
 
• Of the 147 on-site trees to be removed, 35 trees are to be replaced on a 1:1 basis and 112 trees 

are to be replaced on a 2:1 basis for a total of 259 replacement trees.  In lieu of this, the 
applicant is proposing to plant a total of 312 trees on-site. The arborist report, tree 
preservation and replacement plan will be subject to final review and approval prior to Bylaw 
adoption. 
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PRE-NOTIFICATION 
 
• On May 30, 2012, pre-notification letters were sent out for this application and a development 

sign was posted on-site.  In response, the Planning and Development Department received two 
calls asking about the extent of the proposal (proposed density, site size, number of properties 
and units) and whether there were any plans to extend 59A Avenue through to 144 Street. 

 
• On June 21, 2012, the applicant also held a Public Information Meeting (PIM) at the Bethany 

United Church.  Approximately 11+ local residents attended that meeting and most expressed 
concern in relation to the project’s density, the creek/riparian setbacks, traffic impacts, on-site 
tree retention, south side yard setback and overall aesthetics.  

 
• In particular, several residents were concerned with amending the NCP to allow for 20 or 22 

townhouse upa versus the 15 upa called for under the NCP.  Amending the plan to allow for 20 
upa will create an additional 37 units on site. 

 
• Residents were similarly concerned about the average 21 metre (69 ft.) setback from the west 

bank of Sullivan Heights Creek supported by DFO and the ERC. The area is seen as an 
important local environmental green space, providing habitat to local wildlife.   

 
• The quality and look of the development and the 6.0 m (20 ft.) setback originally proposed at 

the southern property line near the back of the single family homes along 58 Avenue was also 
discussed and there was some confusion about on-site tree retention and which trees were to 
be removed. 

 
(In response to these concerns, staff discussed the DFO/ERC decision, particularly 
the conditions associated with approving the setback variance i.e., the planting, 
enhancement and conveyance of the riparian lands to the City, the provision and 
construction of the public path. Staff also discussed the fact that most Townhouse 15 
upa lands are now re-designated to densities of 20 upa or higher, given market 
realities, and the fact the arborist report and tree retention plan had not yet been 
finalized or approved by the City.  

 
In addition, staff confirmed that the project was still under review and that changes 
to the urban design of the project (roof line, form, character and massing) would 
likely be requested. 

 
Later, in response to the concerns brought forward at the meeting, the applicant 
revised the site plan and increased the south side yard setback from 6.0 metres (20 
ft) to 7.5 metres (25 ft.)) 

 
Community Petition  
 
• Following the PIM, the City received a petition with 145 signatures opposing the development. 

The petition asks the City to honor the original NCP designation (Townhouse 15 upa) as nearby 
schools and infrastructure are not able to cope with any more additional density. 
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• The petition points to the fact the NCP changes frequently and "there are already numerous 
townhome developments around 60th Ave between 148th and 152nd Street". Further the NCP 
has changed from RF lots to RF-12, RF-9 and RF-9C lots. Cambridge Elementary and Sullivan 
Secondary are also "bursting at the seams". Since it was built in 2006, the number of portables 
at Cambridge Elementary has increased steadily and Sullivan Heights is on an ‘extended day 
program’ due to student overcrowding.  
 

• The petition also asks that the setback around Sullivan Heights Creek remain at 30 metres (98 
ft.) so that the stream can continue to provide a source of water, natural shelter and a refuge 
for local animals including deer, frogs, owls, countless humming birds. 
 

• On July 11, 2012, staff met with the petition’s organizers to discuss the issues raised by the PIM 
and the petition. The organizers confirmed the petition was largely circulated at the local 
school. As such, the majority of petitioners do not live in the immediate radius of the 
development site. Instead the distribution of households is spread throughout South Newton 
(Appendix IX). The petition organizers also confirmed that the concerns raised are not just site 
specific, but reflect more global planning concerns within the South Newton area. The petition 
organizers asked what it would take to re-visit, revise and reopen the NCP with community 
involvement. 

 
(In response, staff explained the rationale behind the DFO/ERC decision, the public 
benefits of the project, the fact the proposed density is reflective of many approved 
townhouse developments, and the south yard setback has been increased from 6.0 to 
7.5 metres. Staff also reiterated the aesthetic design of the clusters was under review.  
 
The School District Summary was also shared at the meeting with the petition 
organizers (Appendix IV). The summary estimates the new development will likely 
result in 23 new elementary students at Cambridge Elementary and 12 secondary 
students at Sullivan Secondary. It also states that while enrollment at the Cambridge 
Elementary has grown rapidly, resulting in portables on the site, the construction of 
a new school – Goldstone Park Elementary - in the 6200 block of 146 Street is 
expected to be complete in 2013/2014. Enrolment moves or other measures may, 
however, be required at Sullivan Heights. 
 
The School District summary confirms the proposed development is consistent with 
the NCP residential build out estimates (including secondary suites) and will not 
have an immediate impact on these projections. Staff  also shared the fact the School 
District estimated the proposed increase in density (the additional 5 upa over the 
Townhouse 15 upa max) would likely result in 8 more local elementary school 
students and 3 more secondary school students. This number of additional students 
is considered relatively small, given that a new school will be completed within the 
next few years). 
 

• Since the meeting, the School District has reconfirmed that the present application, on its 
own, will have little impact on school enrollment projections. The District is, however, 
concerned about setting a precedent for similar initiatives on remaining build out lands in the 
area. As a result, the District would like to determine the cumulative impact of future 
densification initiatives in the NCP which may impact projected space requirements for the 
South Newton Family of schools.  
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• In light of this, staff will work further with the School District and the Parks Department to 
review this issue and to use this work as a basis for the future review of NCP amendments. 

 
 
DESIGN PROPOSAL AND REVIEW 
 
Site Design and Layout 
 
• The development will be comprised of 22 buildings or 3 storey townhouse clusters, containing 

2 to 8 units arranged around an internal road system. The units along 144 Street will be street 
oriented and have direct pedestrian access to the street.  

 
• In all, the townhouse development will provide 144 units family oriented units ranging in size 

from 148 -208 sq.m. (1,600- 2,245 sq.ft.). The mix of townhouse units includes 35 two bedroom 
and den, 8 three bedroom, 82 three bedroom and den, and 19 four bedroom units.  The overall 
mix of unit types, variances in building size, mass and orientation will provide additional on-
site diversity and identity to each building. 

 
• Two enclosed parking stalls will be provided by each townhouse unit, along with 29 visitor 

spaces, for a total of 317 on-site parking spaces. Nineteen units will offer side by side parking, 
while 125 units will provide traditional tandem parking. A Section 219 Restrictive Covenant 
prohibiting the conversion of tandem and side by side parking stalls into habitable space will 
be registered on title.  

• The townhouse clusters will be built in a modernized urban townhouse style. The materials 
for the project will include horizontal and vertical vinyl siding, trim boards at window and 
door openings, corner boards, and stone veneer finishing. The project will be finished in two 
colour schemes using complementary palette of gray greens, warm browns and cream shades.   

• It should be noted that the final design of the project has yet to be approved by the City 
Architect and a condition of approval will be the resolution of urban design issues. In 
particular, staff are concerned with the look of roof lines and would like to see an attractive 
façade of higher quality finishes (hardiplank, wood trim) along 144 Street.  

Public Path/Amenity Areas 

• The applicant’s architect has suggested that an important site design concept was provision of 
internal green space – so that all units might either have a front door or backyard adjacent to 
one of the sites’ green spaces. In particular the architect has made use of the riparian area, the 
public path system, as requested by Parks, and several significant trees on site. In particular the 
public path on the City’s 4.0 m SROW, will border the riparian area and link up with the 
established pedestrian connection to the south and 58 Avenue. It will ultimately provide a 
pedestrian connection north to 60 Avenue. 

 
• In addition to providing internal pedestrian linkages between townhouse units to the City’s 

public path, the project will provide two main outdoor amenity areas. In total 2,488 sq.m. 
(26,784 sq.ft.) of open green and planned programmed space will be set aside in the centre of 
the development for the enjoyment of residents.   
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• The amenity space to the north near buildings 17- 20 will include two large grassed lawns and a 

children’s play area with sand pit, driftwood logs and benches. It also contains the project’s 
two storey 452 sq.m. (48,673 sq.ft.) amenity building, which will include a multi-purpose 
lounge for 80 occupants, a large great room, a TV- multi-media lounge, a meeting room and 
fitness, storage, kitchen and bathroom facilities. The indoor amenity building will also provide 
a large deck facing east.       

 
• In contrast, the amenity space near buildings 21 and 22 will provide a passive recreational space 

with a lawn, grassed seating areas and a trellis. Both the indoor and outdoor amenity areas 
exceed the City’s Zoning Bylaw requirements. In particular, the project’s outdoor amenity 
space is nearly six times what would typically be required for a project of this size. Both 
outdoor areas have been designed to optimize tree preservation on site. 

 
Landscaping  
 
• In addition to the 57 trees being retained, the landscaping plan calls for 312 replacement trees 

to be planted on-site including Japanese Maple, emerald green cedars, magnolia and other 
maples and spruces. Soft landscaping on the site will include shrubs, grasses and groundcover 
at the entrances and perimeters of townhouse clusters, along the public path, and the common 
areas of the development.  
 

• The developer has also provided a cross section of the treatment along the City’s 4.0 SROW 
which will provide public passage on the lands. The cross section includes 1.0 metre of low 
growing shrubbery on the west side of the path, a 3.0 m (10 ft) asphalt walkway.  A 1.21 m (4 ft) 
permeable black vinyl chain link fence installed along the new property line will help protect 
the riparian area and prevent dumping, dogs and garbage from entering the area.  
 

• Additional 1.0 m (3 ft.) additional metre of landscaping and privacy fences, will be provided 
between individual yards and units to create a sense of space and a boundary between units 
and the path. The public path will be built and maintained by the developer and the future 
strata. The design of the path will make it look and feel like public space. The City has also 
worked with the applicant to ensure CPTED design principles such as clear site lines, active 
rooms and windows facing the path and riparian area are applied. 
 

• In addition, to maintain the site line and aesthetics of the development, the City’s Parks 
Department has requested a no–build restrictive covenant be placed on the small triangle of 
land near the path on the development site (SE corner of 5834 144 Street). The covenant will 
assist in maintaining adequate drainage for the adjacent riparian creek to the east. 
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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, 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 VIII Proposed CD By-law 
Appendix IX Map of Petition Addresses 
 
 
 

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: Ross Yamaguchi 

Vesta Properties Ltd. 
Address: 9770 - 196A Street, Unit 101A 
 Langley, BC  V1M 2X5 
   
Tel: 604-888-7869  (212) 

 
 
2.  Properties involved in the Application 
 

(a) Civic Addresses: 5858, 5834,5904, 5882 and 5926 - 144 Street 
 

(b) Civic Address: 5858 - 144 Street 
 Owners: Joga S Somal 
  Avtar S Gill 
 PID: 012-291-871 
 South Half Lot 13 Section 10 Township 2 New Westminster District Plan 1673 
 
(c) Civic Address: 5834 - 144 Street 
 Owners: Jagdish Duhra 

Manjit Sandhar 
Ajit Singh Bajwa 
Parmjit Kaur Bajwa 
Harjit Kooner 
Surinder Kooner 
Baljit Kaur Duhra 
Rajinder Kaur Duhra 
Karnail Duhra 

 PID: 012-291-935 
 North Half Lot 14 Section 10 Township 2 New Westminster District Plan 1673 
 
(d) Civic Address: 5904 - 144 Street 
 Owner: 0749813 BC Ltd., Inc. No. BC0749813 

Director Information: 
Parmjit Bal 
Bhupinder Singh Bal 
 
Officer Information as at February 23, 2012 
Bhupinder Bal (President) 

 
 PID: 006-538-738 
 Lot 28 Section 10 Township 2 New Westminster District Plan 30302 
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(e) Civic Address: 5882 - 144 Street 
 Owner: Michael B Rawlins 
 PID: 012-291-757 
 Parcel "A" (Explanatory Plan 11650) Lots 12 and 13 Section 10 Township 2 New 

Westminster District Plan 1673  
 
(f) Civic Address: 5926 - 144 Street 
 Owner: Vesta Properties (Sullivan Hills) Ltd., Inc. No. BC0930545 
 PID: 027-162-761 
 Lot 5 Section 10 Township 2 New Westminster District Plan BCP31770 
 

 
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. 2012-02698 
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DEVELOPMENT DATA SHEET 
 
 

 Proposed Zoning: CD (Based on RM-30)  
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total 2.99 ha/7.38 acres  2.99 ha/7.38 acres  
  Road Widening area .09 ha/.21 acres  .09 ha/.21 acres  
  Undevelopable area n/a n/a 
 Net Total 2.90 ha/7.17 acres 2.90 ha/7.17 acres 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 34% 34% 
 Paved & Hard Surfaced Areas   
 Total Site Coverage   
   
SETBACKS ( in metres)   
 Front 6.0 m 6.0 m 
 Rear 9.0m  9.0m  
 Side #1 (N) 4.5 m 4.5 m 
 Side #2 (S) 7.0 m  7.0 m  
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 11 m  11 m  
 Accessory 11 m  11 m  
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor - - 
 One Bed - - 
 Two Bedroom 35 35 
 Three Bedroom + 109 109 
 Total 144 144 
   
FLOOR AREA:  Residential 20,954.7 sq.m./ 

225,554.8 sq.ft  
20,954.7 sq.m./ 
225,554.8 sq.ft  

   
FLOOR AREA: Commercial - - 
   
FLOOR AREA:  Industrial - - 
   
FLOOR AREA:  Institutional - - 
   
TOTAL BUILDING FLOOR AREA   
 
* Pertaining to Proposed Townhouse Site. 
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Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY   
 # of units/ha /# units/acre (net) 50 upa/20 upa  50 upa/20 upa  
 FAR (net) .72 .72 
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial - - 
 Industrial  - - 
 Residential  288 288 
   
 Residential Visitors 29 29 
   
 Institutional - - 
   
 Total Number of Parking Spaces 317 317 
   
 Number of disabled stalls 1 1 
 Number of small cars  4 4 
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
87% 87% 

 Size of Tandem Parking Spaces 
width/length 

3.2 x 6.1 m 3.2 x 6.1 m 

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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