
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7911-0181-00 
 

Planning Report Date:  March 12, 2012 

 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 

in order to permit the development of a duplex. 

LOCATION: 9538 - 152 Street 

OWNERS: Jagpal S Heran and  
Swaranjit K Heran 

ZONING: RM-D 

OCP DESIGNATION: Urban 
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RECOMMENDATION SUMMARY 
 
• Approval to draft Development Permit. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Seeking a Development Variance Permit, due to road allowance requirements, to reduce the 

front and rear yard setbacks of the RM-D Zone for the principal building. 
 
 
RATIONALE OF RECOMMENDATION 
 
• The subject site is currently zoned RM-D and the duplex design complies with the form and 

character guidelines for duplexes in the OCP.  
 

• The subject site fronts an Arterial Road (152 Street), therefore in accordance with Part 7 
Special Building Setbacks of the Zoning By-law, the front yard setback is measured from the 
ultimate centre line of the road. 
 

• 152 Street is an Arterial Road, with a current dedication width of 24 metres (80 ft.).  Under 
Schedule K of the Subdivision & Development By-law, the ultimate road allowance for 152 
Street is 42 metres (140 ft.).  The road allowance requirements will result in any future 
buildings to be set back 16.5 metres (44 ft.) from the front property line.  The front yard 
setback calculation from the road centre line is as follows: 

 
 21.0 metres (70 ft.) ultimate road width from centre line 
- 12.0 metres (39 ft.) existing road width from centre line 
+ 7.5 metres (25 ft.) minimum front yard setback in RM-D Zone 
= 16.5 metres (44 ft.) required front yard setback from current front lot line 

 
• The variances are proposed in order to achieve a reasonable duplex design. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7911-0181-00 generally in 

accordance with the attached drawings (Appendix II). 
 
2. Council approve Development Variance Permit No. 7911-0181-00 (Appendix VI) varying the 

following, to proceed to Public Notification: 
 

(a) to reduce the minimum front yard setback for the principal building of the RM-D 
Zone from 7.5 metres (25 ft.) to 1.8 metres (6 ft.); and 

 
(b) to reduce the minimum rear yard setback for the principal building of the RM-D 

Zone from 7.5 metres (25 ft.) to 6.0 metres (20 ft.). 
 
3. Council instruct staff to resolve the following issues prior to approval: 
 

(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 finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(c) submission of a landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(d) resolution of all urban design issues to the satisfaction of the Planning and 

Development Department; and 
 
(e) issuance of Development Variance Permit No. 7911-0181-00. 
 

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

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

Parks, Recreation & 
Culture: 
 

Parks notes the right-of-way for public access exists over the 
southern portion of the subject site. This area is to remain clear of 
obstructions and continue to look and feel as public space.  
 



Staff Report to Council 
 
File: 7911-0181-00 

Planning & Development Report 
 

Page 4 
 

 

School District: 
 

1 Elementary student at Berkshire Park Elementary School 
0 Secondary students at Johnston Heights Secondary School 
 
(Appendix IV) 
 
The applicant has advised that both dwelling units of this project 
are expected to be constructed and ready for occupancy by 
September 2012. 
 

Fire Department: 
 

No concerns. 
 

BC Hydro: 
 

No concerns. 
 

FortisBC: No concerns. 
 
 
SITE CHARACTERISTICS 
 
Existing Land Use:   Vacant residential lot 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North: 
 

Single family dwelling Urban RF 

East (Across Lane): 
 

Single family dwellings Urban RF 

South: 
 

Green Timbers Greenway Urban RF 

West (Across 152 Street): 
 

Multi-tenant commercial 
building 

Urban C-8 

 
 
DEVELOPMENT CONSIDERATIONS 
 

• The subject site is located on the east side of 152 Street, south of 96 Avenue in Fleetwood. 
It is zoned "Duplex Residential Zone" (RM-D) and is designated Urban in the Official 
Community Plan. The subject site contained a duplex that was removed in 2007 and is 
currently vacant. 
 

• The current application is for a Development Permit to regulate the form and character of 
a proposed duplex on the subject site.   
 

• The subject site is 1,612 square metres (17,352 sq.ft.) in area.  The developable area of the 
site is the northern, (approximately) 745-square metre (8,019 sq.ft.) portion. A FortisBC 
right-of-way, BC Hydro right-of-way, and the Green Timbers Greenway encumber the 
(approximately) 867-square metre (9,333 sq.ft.), 22.8-metre (75 ft.) wide southern portion 
of the subject site.  
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• While the subject site is 1,612 square metres (17,352 sq.ft.) in area, approximately 867 
square metres (9,333 sq.ft.) are encumbered by utility rights-of-way, resulting in a net 
developable area of 745 square metres (8,019 sq.ft.).  
 

• The applicant for the subject site has retained Inview Developments as the building 
designer.  
 

• The proposed floor area of the duplex is 350 square metres (3,767 sq.ft.), slightly less than 
the 372-square metre (4,000 sq.ft.) maximum allowable floor area for a duplex on a lot 
other than a corner lot.  
 

• The proposed duplex will front onto 152 Street. Access to the duplex will come from a 
rear lane connecting to 94 Avenue and to 96 Avenue.  
 

• Basement-entry homes and secondary suites will not be permitted.  
 

• The maximum lot coverage of the RM-D Zone is 33%. The proposal indicates a gross lot 
coverage of 18%, and a net lot coverage of 33%, complying with the zone. 
 

Lot Grading and Tree Preservation 
 

• Preliminary lot grading plans were prepared and submitted by Inview Developments, and 
show minimal cut or fill. The plans were reviewed by staff and found acceptable. 

 
• In-ground basements are not proposed for the site. 

 
• Huckleberry Landscape Design prepared the Arborist Report and Tree 

Preservation/Replacement Plans. They have been reviewed by the City's Landscape 
Architect and were deemed acceptable. 

 
• The Arborist Report indicates there are 8 mature tree on the subject site.  The report 

proposes the removal of 5 on-site trees because they are either located too close to the 
building envelope or driveway location. The Report proposes that 3 trees be retained. 

 
• The following chart provides a summary of the proposed tree retention and removal by 

species: 
 

Tree Species  Total Number 
of Trees 

(all onsite trees) 

Proposed for 
Retention 

Proposed for 
Removal 

Cherry 2 2 0 
Western red cedar 3 0 3 
Lombardy poplar 3 1 2 

Total 8 3 5 
 

• Based on the Tree Protection Bylaw (No. 16100), 10 replacement trees are required. Twelve 
(12) replacement trees are proposed to be planted as part of the proposed Landscape Plan.  
With 12 replacement trees proposed and 3 existing trees to be retained, 15 trees are 
proposed for the subject development. 
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• The landscape plan will require additional review and approval before consideration of 
final approval of the Development Permit. 

 
 
PRE-NOTIFICATION 
 
According to Council policy, the mail-out of pre-notification letters is not required for 
Development Permit Applications. However, a Development Proposal Sign was installed on the 
site on February 9, 2012, to inform adjacent property owners about the proposed development. To 
date, staff have not received any comments on this proposal. 
 
 
DESIGN PROPOSAL AND REVIEW 
 
Building Design 
 

• The proposed duplex will be two storeys in height and will have no basement. 
 

• In accordance with the Development Permit Guidelines for duplexes in the Official 
Community Plan (OCP), the applicant has proposed the following:  

 
o The living area and kitchen are located on the ground floor of each of the two units;  

 
o Recognizing the challenge of creating a suitable duplex design on a lot other than a 

corner lot, the duplex dwelling units have been designed, to a reasonable degree, to 
avoid the appearance of "mirror" images. This has been accomplished by varying the 
roof design and windows of the front entrances of each unit.  

 
o Each unit is designed to be identifiable through design features, yet appears unified as 

a whole.  
 

o The total floor area of the duplex is 350 square metres (3,767 sq.ft.), including garages. 
Both units in the duplex are equal in size; each unit is 175 square metres (1,883 sq.ft.) in 
floor area, including two double garages. There are two bedrooms and two full 
bathrooms located on the upper floor of each unit, with a living room, dining room, 
kitchen, bedroom, and partial bathroom located on the main floor. The size of each of 
the respective rooms is the same in each unit. There is no basement in either unit.  

 
o Cladding materials will consist mainly of 6” hardie siding (Chateau Brown), with vinyl 

shingles (brown) and cedar shake (natural colour), to provide visual interest. Fascia 
boards and trim will be in Hemp Seed colour (brown).  Roofing materials will consist 
of asphalt shingles in a shake profile (grey).  

 
Landscaping 
 

• The proposed landscaping consists of a combination of trees and shrubs, including three 
existing trees to be retained (2 cherry and 1 poplar), and 12 replacement trees to be planted 
(cedar, maple, dogwood and rosebud).  Shrubs proposed include azalea, boxwood, 
hydrangea, lily of the valley and dwarf sweetbox. 
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• The Parks Recreation and Culture Department requests that adjacent to the greenway 
right-of-way, which encumbers the southern portion of the lot, there should be low, 
permeable fencing, not higher than 1.2 m (4 ft.) and that landscape material at mature 
growth not exceed this height to protect sight lines over time.  
 

• The proposed landscape plan and fencing detail will require additional review and 
approval by staff and by the affected utility companies prior to final Development Permit 
issuance. 

 
 
ADVISORY DESIGN PANEL 
 
This application was not referred to the ADP but was reviewed by staff and found satisfactory. 
 
 
BY-LAW VARIANCES AND JUSTIFICATION 
 
(a) Requested Variances: 
 

• To reduce the front and rear yard setbacks of the RM-D Zone for the principal building 
as follows: 
 
o Reduce the front yard setback from 7.5 metres (25 ft.) to 1.8 metres (6 ft.), and  
o Reduce the rear yard setback from 7.5 metres (25 ft.) to 6.0 metres (20 ft.) 

 
Applicant's Reasons: 

 
• The arterial road standard for 152 Street of 42 metres (140 ft.) requires new buildings to 

be set back 16.5 metres (44 ft.) from the front property line. The resulting lot depth 
significantly limits the developable area of the site.   
 

• By reducing the front yard setback from 7.5 metres (25 ft.) to 1.8 metres (6 ft.), the 
effective front yard setback from the 152 Street boulevard area is 10.8 metres (35 ft.), 
rather than 16.5 metres (44 ft.).  

 
• Other existing dwellings located along this portion of 152 Street are set back 

approximately 7.5 metres (25 ft.) from 152 Street.  The requested variance would locate 
the proposed duplex approximately 3.3 metres (11 ft.) further away from 152 Street than 
the other existing dwellings along the same block.  An illustration of the proposed 
setbacks in comparison to existing dwellings along this portion of 152 Street is shown 
in Appendix VII. 

 
• Due to a significant portion of the site being encumbered by statutory rights-of-way, 

the effective buildable area is much smaller than a typical RM-D-zoned lot. 
 

• The variances are proposed in order to protect for future widening of 152 Street and to 
achieve a reasonable duplex design. 
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Staff Comments: 
 

• The subject site is located on 152 Street, which is a designated Major Arterial road in 
the Surrey Road Classification Map (R-91), attached as Schedule D to the Surrey 
Subdivision and Development By-law No. 8830. The Surrey Major Road Allowance 
Map, attached as Schedule K to the Subdivision and Development By-law, identifies a 
42-metre (140 ft.) wide road allowance for this road.  

 
• The intent of the 42-metre (140 ft.) road allowance is to protect for a future rapid 

transit corridor along 152 Street from Fraser Highway to 104 Avenue. 
 
• Part 7 Special Building Setbacks of Zoning By-law No. 12000 stipulates that the setback 

of buildings on a lot abutting an existing or future major road as shown in the Surrey 
Major Road Allowance Map, shall be the sum of one-half of the ultimate highway 
allowance shown in the Major Road Allowance Map measured from the centre-line of 
the road plus the required setback of the Zone in which the lot is located. 

 
• For the subject site, the required setback would begin 21 metres (39 ft.) from the 

centre line of 152 Street.  This 21-metre (39 ft.) road allowance requirement plus the 
7.5-metre (25 ft.) front yard setback requirement of the RM-D Zone would result in a 
total setback of 16.5 metres (54 ft.) from the front property line of the subject site. The 
front yard setback calculation from the road centre line is as follows: 
 

 21.0 metres (70 ft.) ultimate road width from centre line 
- 12.0 metres (39 ft.) existing road width from centre line 
+ 7.5 metres (25 ft.) minimum front yard setback in RM-D Zone 
= 16.5 metres (44 ft.) required front yard setback from current front lot line 

 
• In reviewing this portion of 152 Street between 92 Avenue and 96 Avenue, staff have 

concluded that there is little chance that this portion will redevelop in the near future, 
and that the proposed front yard setback can be supported. 

 
• The proposed siting of the duplex, if approved, will be set back approximately 1.5 

metres (5 ft.) further back from 152 Street than the other existing dwellings along the 
same block. An illustration of the proposed setbacks is attached as Appendix VII.  

 
• As the variances protect for future widening of 152 Street and facilitate a reasonable 

duplex design, staff support the variances requested. 
 

 
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 Site Plan, Building Elevations, and Landscape Plans 
Appendix III. Engineering Summary 
Appendix IV School District Comments 
Appendix V. Summary of Tree Survey and Tree Preservation 
Appendix VI. Development Variance Permit No. 7911-0181-00 
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Appendix VII. Illustration of Proposed Setbacks and Streetscape 
 
 
 

original signed by Judith Robertson 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
SAL/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: Ranjit Sidhu  

Address: Unit 518 - 7360 - 137 Street 
Surrey BC  
V3W 1A3 

  
Tel: 604-783-5450 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 9538 - 152 Street 
 

(b) Civic Address: 9538 - 152 Street 
 Owners: Swaranjit K Heran 
  Jagpal S Heran 
 PID: 003-839-184 
 Lot 7 Section 35 Township 2 New Westminster District Plan 18185 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Proceed with Public Notification for Development Variance Permit No. 7911-0181-00 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 issuance of the 
associated Development Permit. 
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DEVELOPMENT DATA SHEET 

 
 Existing Zoning:  RM-D 

 
Required Development Data Minimum Required / 

Maximum Allowed 
Proposed 

LOT AREA  (in square metres)   
 Gross Total 1613 sq.m. 746 sq.m. 
  Road Widening area   
  Undevelopable area 867 sq.m.  
 Net Total  746 sq.m. 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 33% 32.95% 
 Paved & Hard Surfaced Areas  14.12% 
 Total Site Coverage  32.95% 
   
SETBACKS ( in metres)   
 Front 7.5 m 1.8 m * 
 Rear 7.5 m 6.0 m * 
 Side #1 (N) 1.8 m 1.8 m 
 Side #2 (S) from statutory right-of-way 0.0 0.63 m 
    
BUILDING HEIGHT (in metres/storeys)   
 Principal 9.0 m 6.94 m 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom + 2 2 
 Total 2 2 
   
FLOOR AREA:  Residential 282.42 sq.m. 280.60 sq.m. 
   
FLOOR AREA: Commercial   
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Institutional   
   
TOTAL BUILDING FLOOR AREA 282.42 sq.m. 280.60 sq.m. 
* Variances requested. 



Page 3 

\\file-server1\net-data\csdc\generate\areaprod\save\6022116081.doc 
. 3/8/12 10:57 AM 

Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross) 2 2 
 # of units/ha /# units/acre (net) 2 2 
 FAR (gross)   
 FAR (net)   
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial   
 Industrial    
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed 4 4 
 Residential Visitors   
   
 Institutional   
   
 Total Number of Parking Spaces 4 4 
   
 Number of disabled stalls   
 Number of small cars    
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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School Enrolment Projections and Planning Update:
The following tables illustrate the enrolment projections (with current/approved ministry
capacity) for the elementary and secondary schools serving the proposed development.

THE IMPACT ON SCHOOLS
APPLICATION #: 11 0181 00

SUMMARY
The proposed   2 Single family lots Berkshire Park Elementary
are estimated to have the following impact
on the following schools:

Projected # of students for this development:

Elementary Students: 1
Secondary Students: 0

September 2011 Enrolment/School Capacity

Berkshire Park Elementary
Enrolment (K/1-7): 53 K + 405  
Capacity   (K/1-7): 40 K + 500

Johnston Heights Secondary
Enrolment  (8-12): 1486 Johnston Heights Secondary
Nominal Capacity (8-12): 1450  
Functional Capacity*(8-12); 1566

Projected cumulative impact of development 
in the last 12 months (not including the 
subject project) in the subject catchment areas:

Elementary Students: 34
Secondary Students: 31
Total New Students: 66

*Functional Capacity at secondary schools is based on space utilization estimate of 
27 students per instructional space.   The number of instructional spaces is 
estimated by dividing nominal facility capacity (Ministry capacity) by 25.                       

New housing would help fill surplus capacity at Berkshire Park Elementary and at Johnston 
Heights Secondary. There are no new capital projects proposed at the elementary school and 
no new capital projects identified for the secondary school.

    Planning
Tuesday, March 06, 2012
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7911-0181-00 
 
Issued To: JAGPAL S HERAN 
 SWARANJIT K HERAN 
 
 ("the Owner") 
 
Address of Owner: 14589 - 67A Avenue 
 Surrey, BC  
 V3S 0Z4 
 
 
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:  003-839-184 
Lot 7 Section 35 Township 2 New Westminster District Plan 18185 

 
9538 - 152 Street 

 
(the "Land") 

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

(a) In Section F of Part 18 Duplex Residential Zone (RM-D), the minimum front yard 
setback for the principal building is reduced from 7.5 metres (25 feet) to 1.8 metres (6 
feet). 
 

(b) In Section F of Part 18 Duplex Residential Zone (RM-D), the minimum rear yard 
setback for the principal building is reduced from 7.5 metres (25 feet) to 6.0 metres (20 
feet). 

 
 
4. This development variance permit applies to only that portion of the buildings and 

structures on the Land shown on Schedule A which is attached hereto and forms part of 
this development variance permit.   
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5. The Land shall be developed strictly in accordance with the terms and conditions and 
provisions of this development variance permit.   

 
 
6. 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. 

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

persons who acquire an interest in the Land.  
 
 
8. 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 
 
\\file-server1\net-data\csdc\generate\areaprod\save\8509366017.doc 
S 3/7/12 2:39 PM 

 



sl7
Typewritten Text
Schedule A



Illustration of proposed setbacks 
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