
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7911-0065-00 
 

Planning Report Date:  July 9, 2012 

 

PROPOSAL: 

• NCP Amendment of a portion from Creek Area to 
Small Lots 

• Amend CD By-law No. 16866B 

in order to allow subdivision into one (1) small single 
family lot and one (1) lot for open space purposes to 
protect the riparian area. 

LOCATION: 17750 - 70 Avenue 

OWNER: Vesta Properties Ltd., Inc. No. 
592940 

ZONING: CD By-law No. 16866B 

OCP DESIGNATION: Suburban 

NCP DESIGNATION: Creek Area 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for amending CD By-law No. 16866B. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• The proposal requires an amendment to the North Cloverdale West Neighbourhood Concept 

Plan (NCP) from Creek Area to Small Lots for a portion of the site. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Proposed Lot 1 is similar in size to the existing small lots in the area, and will not negatively 

impact the immediate neighbourhood. 
 

• To satisfy the Department of Fisheries and Oceans (DFO), the remainder of the subject lot 
will be dedicated to the City as open space to protect the riparian area.   

 
• City ownership of the riparian area parcel will enhance stewardship of the land and will 

continue the City-owned greenbelt that exists to the east. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to amend Comprehensive Development By-law No. 16686B 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) completion of environmental works and requirements from Senior Government 

Environmental Agencies, including the dedication of riparian areas and 
environmental enhancement works to the satisfaction of the City Environmental 
Coordinator and the General Manager, Parks, Recreation and Culture; 

 
(e) finalization of a P-15 agreement with the City to ensure completion and 

maintenance of riparian enhancement works on dedicated lands, to the 
satisfaction of the General Manager, Engineering and the General Manager, Parks, 
Recreation and Culture;  

 
(f) the applicant satisfy the deficiency in tree replacement to the satisfaction of the 

City Landscape Architect; and 
 

(g) discharge of the "no build" Restrictive Covenant currently registered on the subject 
property. 

 
 

3. Council pass a resolution to amend the North Cloverdale West NCP to redesignate a 
portion of the land from Creek Area to 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. 
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School District: Projected number of students from this development: 
 
0 Elementary students at Adams Road Elementary School 
0 Secondary students at Lord Tweedsmuir Secondary School 
 
(Appendix IV) 
 
The applicant has advised that the house in this project is expected 
to be constructed and ready for occupancy by Spring 2013. 
 

Parks, Recreation & 
Culture: 
 

The applicant’s proposal to dedicate the remainder of the subject 
lot to the City to protect the riparian area is acceptable.  A P-15 
Agreement is required for monitoring and maintenance of 
replanting in the dedicated riparian areas. 
 

Environmental Review 
Committee (ERC):  
 

The proposal was most recently presented to ERC on October 19, 
2011.  ERC, which includes a representative from the Department of 
Fisheries & Oceans (DFO) reviewed the applicant’s proposal and 
supports the project provided a number of conditions are met 
including the full dedication, to the City, of the remainder of the 
subject lot as open space to protect the riparian area. 
 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use: Vacant lot with North Creek traversing the site. 
 
Adjacent Area: 
 

Direction Existing Use NCP Designation Existing Zone 
 

North (Across 70 
Avenue): 
 

Single family lots. Half Acre Cluster (2 u.p.a.) CD (By-law No. 
16497A amended by 
By-law No. 16975) 
  

East: 
 

Single family residential 
lots, City-owned greenbelt 
and a 56-unit townhouse 
development. 

Single Family Cluster (6 
u.p.a), Creek Area and 
Townhouse Cluster (10 
u.p.a.) 
 

RF-G and RM-10 

South: 
 

Creek in parkland and 15-
unit townhouse 
development. 

Creek Area and 
Townhouse Cluster (10 
u.p.a.) 
 

CD (By-law No. 
16866B) 

West (Across 177 
Street): 

Farm. Agricultural in the OCP A-1 

 
 
 



Staff Report to Council 
 
File: 7911-0065-00 

Planning & Development Report 
 

Page 5 
 

 

JUSTIFICATION FOR PLAN AMENDMENT 
 

• The subject site is approximately 1.47 hectares (3.63 acres) in area and is designated Creek 
Area in the North Cloverdale West Neighbourhood Concept Plan (NCP).   
 

• The applicant is proposing to redesignate the northeast corner of the site from Creek Area 
to Small Lots to permit the creation of one (1) single family small lot (Appendix VI).  The 
remainder of the subject lot, which represents over 97% of the subject site, will be 
dedicated to the City as open space to protect the riparian area. 
 

• The proposed single family small lot is similar in size to the existing single family lots in 
the area. 
 

• The overall density of the proposed and existing Suburban lots created in the original plan 
of subdivision is 4.7 units per gross hectare (1.9 units per gross acre), which complies with 
the maximum density of five (5) dwelling units per gross hectare (2 upga) within 
Suburban-designated areas within 200 metres (650 ft.) of the Agricultural Land Reserve 
(ALR).   
 

• The development application was reviewed by the Environmental Review Committee 
(ERC), as the applicant proposes minor creek encroachments.  The committee supports 
the proposal. 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 

• The subject site is located at 17750 – 70 Avenue in the North Cloverdale West 
Neighbourhood Concept Plan (NCP) area.  The property is designated Suburban in the 
Official Community Plan (OCP) and Creek Area in the NCP, and is zoned CD By-law No. 
16866B.   
 

• The property contains a steep ravine with a red-coded creek (North Creek) traversing the 
site. 
 

• The subject property was rezoned under Development Application No. 7904-0201-00, 
which was approved by Council on June 7, 2010.  The development resulted in the creation 
of 24 single family lots (zoned CD, RF-12 and RF-G), 15 townhouse units and open space 
for riparian protection. 
 

• Under Development Application No. 7904-0201-00, the applicant proposed to preserve 
48% (2.9 hectares / 7.2 acres) of the original site area (6.1 hectares / 15 acres) in order to 
protect the riparian area.  Specifically, the applicant dedicated 1.0 hectare (2.5 acres) to the 
City as open space in order to satisfy the 5% parkland requirement, while the remainder 
(the subject site) was retained under private ownership with a "no-build" Restrictive 
Covenant (RC) registered on title to protect the riparian area. 
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Current Proposal 
 

• The applicant proposes an NCP Amendment from Creek Area to Small Lots for the 
extreme northeast corner of the subject property and an amendment to CD By-law No. 
16866B to allow one (1) single family small lot.  The applicant has agreed to dedicate the 
remainder of the subject lot to the City as open space to protect the riparian area.  The 
total area of the proposed open space parcel is approximately 1.43 hectares (3.53 acres). 
 

• The proposed single family lot (proposed Lot 1) is located at the northeast corner of the 
subject site, fronting 70 Avenue.  The proposed lot is 402 square metres (4,327 sq.ft.) in 
area with a lot width of 13.4 metres (44 ft.) and a lot depth of 30 metres (98 ft.), which is 
similar to an RF-12 (Type II) lot.   

 
• The existing CD By-law No. 16866B permits subdivision on the original lands (Appendix 

IX) up to a maximum density of five (5) dwelling units per gross hectare (two units per 
gross acre) within the Suburban-designated areas.  The current subdivision will comply 
with this density regulation. 
 

• Under the previous Land Development Application No. 7904-0201-00, a minimum of 1.04 
hectares (2.6 acres) of the original lands was required as open space dedication to the City.  
This open space is currently part of the City-owned greenbelt. 
 

• An excess of 1.92 hectares (4.7 acres) of the original lands (the subject site) was protected 
under a "no-build" Restrictive Covenant (RC), but not dedicated to the City at the time.  
After road dedication requirements, the subject site is now 1.47 hectares (3.63 acres) in 
size.  As part of the current proposal, the applicant proposes to dedicate the remainder lot 
(1.43 hectares /3.53 acres) to the City as open space, and as such, the proposed subdivision 
will comply with the intent of the open space and density requirements of the existing CD 
By-law (No. 16866B). 
 

Environmental Issues 
 

• The proposal was most recently reviewed by the Environmental Review Committee (ERC) 
on October 19, 2011.  At ERC, the applicant requested a minor relaxation in the 15-metre 
(49 ft.) riparian area setback in order to allow the creation of proposed Lot 1.  
  

• ERC, which includes a representative from the Department of Fisheries & Oceans (DFO), 
reviewed the applicant’s proposal and supports the project provided a number of 
conditions are met including the full dedication, to the City, of the remaining parcel as 
open space.   
 

• The proposed riparian encroachment area is approximately 71.7 square metres (235 sq.ft.).  
Based on a 2 to 1 ratio, a minimum area of 143.4 square metres (470 sq.ft.) is required for 
environmental habitat compensation.  Currently, the applicant is proposing 200 square 
metres (2,153 sq.ft.) of habitat compensation on the open space parcel along the western 
property line of proposed Lot 1 (Appendix VIII). 
 

• The applicant is to install appropriate landscaping for the habitat compensation, as 
required under City Policy No. P-15 (Habitat Replacement on City Land).  An agreement 
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with the applicant, for maintenance purposes, will ensure that the trees and landscaping 
are installed and maintained. 

 
Proposed CD By-law Amendment 

• The applicant proposes to amend CD By-law No. 16866B (Appendix X) by supplementing 
the existing Schedule A and Schedule B with a new Block Survey Plan (Schedule C in 
Appendix VII).   
 

• CD By-law No. 16866B identifies four (4) Blocks (A, B, C, D) on the Survey Plan.  Block D 
is further divided into Blocks D1, D2, and D3.  Each block corresponds to specific site 
regulations such as permitted uses, densities, setbacks, and lot sizes.   
 

• The proposed CD By-law Amendment proposes a new Block Survey Plan with an 
additional D2 block in order to accommodate proposed Lot 1.  CD By-law No. 16866B 
states that the intent of Block D2, which is based on the RF-12 Zone, is to regulate the 
development of single family dwellings on individual lots.  Proposed Lot 1 complies with 
the intent of Block D2. 
 

• The proposed open space parcel will remain under the existing Block D of CD By-law No. 
16866B. 

 
Neighbourhood Character Study and Building Design Guidelines 
 

• Tynan Consulting Ltd. conducted a character study of the area and recommended a Neo-
Traditional house style.  
 

• The design and style of the future dwelling on the subject lot will be regulated by a 
Restrictive Covenant.  The proposed house plans for a two-storey home with basement, 
have been reviewed by the Building Division and deemed acceptable (see Appendix V). 

 
Lot Grading and Tree Preservation 
 

• Preliminary lot grading plans were prepared and submitted by Hunter Laird Engineering 
Ltd.  The plans were reviewed by staff and found generally acceptable.  
 

• The applicant proposes an in-ground basement on proposed Lot 1 with minimal fill 
required.  However, final confirmation on whether an in-ground basement is achievable 
will be determined once final Engineering drawings have been reviewed and accepted by 
the City’s Engineering Department.  
 

• Diamond Head Consulting Ltd. prepared the Arborist Report and Tree Preservation / 
Replacement Plans.  City staff have reviewed the report and have no concerns regarding 
the proposal.   
 

• The chart below provides a summary of the tree retention and removal by species: 
 

Tree Species Total On-Site Trees 
(on proposed Lot 1) 

Total Proposed 
for Retention 

Total Proposed for 
Removal 

Black Cottonwood 3 0 3 
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• According to the tree summary, a total of three (3) mature trees are identified on proposed 
Lot 1.  These trees are proposed for removal as they are within the building envelope.   
 

• Based on the tree replacement ratio in accordance with the Tree Protection By-law (No. 
16100), three (3) replacement trees are required.  Currently, two (2) replacement trees are 
proposed on the subject site.  The applicant will be required to provide cash-in-lieu for the 
shortfall of one (1) replacement tree. 
 

• Trees within the proposed open space parcel will be retained, and additional trees and 
landscaping are to be planted as environmental habitat compensation. 

 
 
PRE-NOTIFICATION 
 

• Pre-notification letters were sent on June 4, 2012, and staff received four (4) telephone 
calls from area residents requesting additional information regarding the proposal.  The 
callers had no concerns with the proposal after discussing the matter and obtaining the 
appropriate information from staff. 

 
 
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 Proposed Subdivision Layout 
Appendix III Engineering Summary 
Appendix IV School District Comments 
Appendix V Proposed House Plans 
Appendix VI NCP Redesignation Plan 
Appendix VII Proposed CD By-law Amendment 
Appendix VIII Environmental Plan 
Appendix IX Previous Subdivision Plan (Development Application No. 7904-0201-00) 
Appendix X CD By-law No. 16866B 
 
 
 
 

original signed by Judith Robertson 
 
    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.  Agent: Name: Mr. Clarence Arychuk 

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

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 17750 - 70 Avenue 
 

(b) Civic Address: 17750 - 70 Avenue 
 Owner: Vesta Properties Ltd., Inc. No. 592940 
 PID: 028-281-942 
 Lot 23 Section 17 Township 8  New Westminster District Plan BCP45446 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to amend the CD By-law. 
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SUBDIVISION DATA SHEET 
 

 Existing Zoning:  CD By-law No. 16866B 
 

Requires Project Data Proposed 
GROSS SITE AREA  
 Acres 3.63 acres 
 Hectares 1.47 hectares 
  
NUMBER OF LOTS  
 Existing 1 
 Proposed 1 single family lot + 1 park lot 
  
SIZE OF LOTS  
 Lot width for proposed Lot 1 13.4 metres (44 ft.) 
 Lot area for proposed Lot 1 402 sq.m. (4,327 sq.ft.) 
  
DENSITY  
 Lots/Hectare & Lots/Acre (Gross) 4.7 uph (1.9 upa) 
  
SITE COVERAGE (in % of gross site area)  
 Maximum Coverage of Principal & 

Accessory Building 
50% 

 Estimated Road, Lane & Driveway Coverage 12% 
 Total Site Coverage 62% 
  
PARKLAND  
 Area (square metres) 14,302 sq.m. (153,945 sq.ft.) 
 % of Gross Site 97% 
  
 Required 
PARKLAND  
 5% money in lieu NO 
  
TREE SURVEY/ASSESSMENT YES 
  
MODEL BUILDING SCHEME YES 
  
HERITAGE SITE Retention NO 
  
BOUNDARY HEALTH Approval NO 
  
DEV. VARIANCE PERMIT required  
 Road Length/Standards NO 
 Works and Services NO 
 Building Retention NO 
 Others  NO 
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