
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7911-0330-00 
 

Planning Report Date:  July 9, 2012 

PROPOSAL: 

• OCP Amendment of a portion from Suburban to 
Urban  

• NCP Amendment of a portion from Suburban 
Residential Cluster 2 upa to Townhouse 15-30 upa 
and Single Family Small Lots and a portion from 
Urban Residential to Townhouse 15-30 upa and 
changes to the road layout 

• Rezoning from A-1 to RM-30, RF and RF-12 
• Development Permit 
• Heritage Revitalization Agreement 
to allow the development of approximately 65 single 
family lots and a future townhouse development.  
LOCATION: 16420 - 64 Avenue 

OWNER: Kenneth V Bose et al 

ZONING: A-1 

OCP DESIGNATION: Suburban 

NCP DESIGNATION: Suburban Residential Cluster 2 upa 
and Urban Residential 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for: 

o OCP Amendment; and 
o Rezoning. 

 
• By-law Introduction for: 

o Interim Heritage Revitalization Agreement By-law; and 
o Heritage Revitalization Agreement By-law. 

 
• Approval to draft Development Permit. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• The applicant proposes an Official Community Plan Amendment for a portion of the site from 

Suburban to Urban, an amendment to the West Cloverdale North Neighbourhood Concept 
Plan for a portion of the site from Suburban Residential Cluster 2 upa to Townhouse 15-30 upa 
and Single Family Small Lots, and for a portion from Urban Residential to Townhouse 15-30 
upa.  Changes to the supporting local road network area are also proposed as part of the NCP 
Amendment. 

 
 
RATIONALE OF RECOMMENDATION 
 
• The proposed density and building form are appropriate for this part of Cloverdale. The 

townhouses adjacent 64 Avenue will help support City efforts to increase transit ridership by 
providing higher density development along transit routes (64 Avenue). 
 

• The local road network has been revised to foster a grid network that can more efficiently 
move traffic in the community. This network provides an integrated and connected grid 
pattern of roads with enhanced pedestrian and cycling facilities to support active 
transportation. In addition, the ability to service the area with transit has been protected. 

 
• As part of the changes to the road network, the local multi-use pathway (MUP) network has 

been reconsidered and expanded to provide additional opportunities for pedestrian and 
cycling connectivity, in addition to the sidewalks normally constructed along the new roads. 
The changes will help to foster a more walkable and cycling oriented community.  

 
• The proposal will also allow for the retention, rehabilitation and revitalization of three 

existing heritage buildings. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to amend the OCP by redesignating a portion of 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 General Agriculture Zone (A-1 ) 

(By-law No. 12000) to Multiple Residential 30 Zone (RM-30) (By-law No. 12000) for Block 
A on the Survey Plan (attached as Appendix I), Single Family Residential Zone (RF) (By-
law No. 12000) for Block C on the Survey Plan and Single Family Residential (12) Zone (RF-
12) for Block B on the Survey Plan and a date be set for Public Hearing. 

 
4. a By-law be introduced to allow the property owner and the City of Surrey to enter into an 

Interim Heritage Revitalization Agreement for the maintenance of the Bose Farmhouse, a 
Milk Cooling Shed, and the Calf Barn until the project is in order for final adoption.  

 
5. a By-law be introduced to allow the property owner and the City of Surrey to enter into a 

Heritage Revitalization Agreement for the restoration, adaptive re-use and maintenance of 
the Bose Farmhouse, a Milk Cooling Shed, and the Calf Barn. 

 
6. Council authorize staff to draft Development Permit No. 7911-0330-00 generally in 

accordance with the attached drawings (Appendix II). 
 
7. 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 landscaping plan and landscaping cost estimate to the 

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

Development Department; 
 
(f) demolition of all existing buildings and structures to the satisfaction of the 

Planning and Development Department, with the exception of the Henry Bose 
Farmhouse, the Calf Barn, and the Milk Cooling Shed;  
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(g) registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture; 

 
(h)  provision of a community benefit to satisfy the OCP amendment policy for Type 2 

OCP amendment applications;  
 
(i) the applicant address the shortfall in tree replacement trees to the satisfaction of 

the Planning and Development Department; 
 
(j) confirmation from the British Columbia Ministry of the Environment that the 

existing site contamination has been remediated; and 
 
(k)  resolution of final issues pertaining to the Interim Heritage Revitalization 

Agreement and Heritage Revitalization Agreement, to the satisfaction of the 
General Manager Planning and Development. 

 
7. Council pass a resolution to amend the West Cloverdale North Neighbourhood Concept 

Plan to redesignate a portion of the site from Suburban Residential Cluster 2 upa to 
Townhouse 15-30 upa and Single Family Small Lots and for a portion from Urban 
Residential to Townhouse 15-30 upa and changes to the road network, 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: 
 
47 Elementary students at A.J. McLellan Elementary School  
22 Secondary students at Lord Tweedsmuir Secondary School 
 
(Appendix IV) 
 
The applicant has advised that the dwelling units in the single 
family portion of the project are expected to be constructed and 
ready for occupancy by February 2015 (initial homes will be ready 
for occupancy in February 2014). It is expected that the townhouse 
units will be constructed and ready for occupancy by December 
2016 (based on a projected 3-year build out). 
 

Parks, Recreation & 
Culture: 

No concerns.  
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SITE CHARACTERISTICS 
 
Existing Land Use:  Partially treed agricultural parcel. There are six heritage buildings located 

on the site in varying states of disrepair, three of which will be retained. 
 
Adjacent Area: 
 

Direction Existing Use NCP Designation Existing Zone 
 

North (Across 64 Avenue): 
 

3-storey apartment 
building. 

Townhouse / 
Apartments (15-25 upa) 

CD Zone (By-law 
No. 15770) 

East (Across 165 Street ): 
 

Single family homes. Urban Residential RF 

South: 
 

Single family homes. Urban Residential RF 

West: 
 

Partially treed agricultural 
parcel under Application 
No. 7907-0115-00 for four, 
4-storey apartment 
buildings (at Third 
Reading). 

Suburban Residential 
Cluster 2 upa 
(proposing Multiple 
Residential) 

A-1 
(proposing CD 
based on RM-45) 

 
 
JUSTIFICATION FOR PLAN AMENDMENT 
 
• The applicant has provided the following justification in support of the proposed amendments 

to the Official Community Plan and the West Cloverdale North Neighbourhood Concept Plan 
(with staff comments in italics):  
 
o The development proposal preserves three heritage buildings, consisting of the Bose 

Farmhouse, a Milk Cooling Shed, and the Calf Barn. These structures will be refurbished 
or rebuilt on site and are proposed to be reused as part of the townhouse development. 
The Bose Farmhouse will be a self-contained residential unit, and the Milk Cooling Shed 
will be repurposed as a single car garage. The Calf Barn will be reconstructed at the heart 
of the townhouse development and will provide unique and architecturally significant 
amenity space for the development. A Heritage Revitalization Agreement between the 
applicant and the City will regulate the heritage restorations and preservation. 

 
(An Interim Heritage Revitalization Agreement is also proposed, to allow the heritage 
buildings to be protected prior to the project being considered for final adoption.)   
 

o The West Cloverdale North Neighbourhood Concept Plan designates a portion of the 
subject property as Suburban Residential Cluster at 2 units per acre (upa). However, with 
the approval of Application No. 7907-0115-00 directly west of the subject sit at 16390 – 64 
Avenue, this low density designation does not meet the intent of an interconnected urban 
community, and if developed in conformance with the NCP, would create large suburban 
lots between apartment buildings and single family residential lots creating an undesirable 
pattern of development. 

 
(The proposed apartment project to the west received Third Reading on January 25, 2010.) 
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o The proposed road pattern also requires an amendment to the Neighbourhood Concept 

Plan.  The revised road pattern provides for a better interface between the proposed 
residential development, and addresses several safety issues associated with sightlines and 
driveway accesses.  

 
(Staff requested the local road network be revised to foster a grid network that can more 
efficiently move traffic in the community. This network provides an integrated and 
connected grid pattern of roads with enhanced pedestrian and cycling facilities to support 
active transportation. In addition, the ability to service the area with transit has been 
protected. 
 
The revised road pattern includes the re-alignment of 164 Street shared between the subject 
property and the adjacent site to the west (under Application No. 7907-0115-00).  To achieve 
this alignment, the owners of both properties have agreed to each provide an 11-metre / 36 ft. 
wide statutory right-of-way (representing the width of half a collector road) at this time, to 
allow either owner to construct the full road.  Upon completion of both applications, these 
rights-of way would become dedicated road allowance.) 
 

• It is Council's policy that amendments to the Official Community Plan be considered only if, 
in its opinion, the proposed amendment will provide significant community benefit. To fulfil 
this requirement the applicant has agreed to pay for the relocation and redevelopment of the 
existing retaining wall along 64 Avenue (see Community Benefit section below). Staff support 
the proposed community benefit. 
 
 

DEVELOPMENT CONSIDERATIONS 
 
• The subject 7.78-hectare (19.22-acre) site is located in West Cloverdale at the southwest 

corner of the 64 Avenue and 165 Street intersection. The site is designated Suburban in the 
Official Community Plan (OCP), Suburban Residential Cluster 2 upa and Urban Residential in 
the West Cloverdale North Neighbourhood Concept Plan (NCP), and is zoned General 
Agriculture (A-1). 

 
• The application proposes the following: 

 
o amendment to the Official Community Plan (OCP) on a portion of the site from Suburban 

to Urban; 
o amendment to the West Cloverdale North Neighbourhood Plan on portions of the site 

from Suburban Residential Cluster 2 upa to Townhouse 15-30 upa and Single Family Small 
Lots and for a portion from Urban Residential to Townhouse 15-30 upa and changes to the 
road network; 

o rezoning from General Agriculture Zone (A-1) to Multiple Residential (30) Zone (RM-30), 
Single Family Residential Zone (RF) and Single Family Residential (12) Zone (RF-12); 

o Heritage Revitalization Agreement for the restoration, adaptive re-use and maintenance of 
the Bose Farmhouse, a Milk Cooling Shed, and the Calf Barn; 

o General Development Permit; and 
o subdivision 
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to allow for the development of approximately 65 single family lots and a future 158-unit 
townhouse development. 

 
• The site, which is commonly referred to as the Bose Farm, is the eastern portion of the former 

Henry Bose Farm.  Six buildings on the property are listed on the City of Surrey’s Community 
Heritage Register. The applicant will be required to enter into a Heritage Revitalization 
Agreement (HRA) for the retention, relocation and revitalization of three of the heritage 
buildings on the proposed townhouse site.  

 
• The application proposes both a single family subdivision, comprised of 5 RF-zoned lots and 

60 RF-12-zoned lots, and establishes the framework, through a General Development Permit, 
for a future 158-unit townhouse development.  The initial application proposed 5 RF-zoned 
lots and 75 RF-12-zoned lots, in addition to proposing a future 114-unit townhouse 
development through a General Development Permit, but due to staff’s request to modify the 
road network, the application was revised. 

 
• The local road network is proposed to be revised to foster a grid network that can efficiently 

and safely move traffic in the community and to improve safety along the bus route for 164 
Street and 63 Avenue. 

 
• The development features the implementation of a number of multi-use pathways on 64 

Avenue, 63 Avenue, 164 Street and 165 Street. As well as providing an enhanced pedestrian 
and cycling environment for the neighbourhood, the pathways also provide important 
connections to and extensions of the Hook and Sullivan Greenways. These multi-use 
pathways will be coordinated with the proposed multi-use pathways on the adjacent site to 
the west at 16390 – 64 Avenue (Application No. 7907-0115-00, presently at Third Reading). 

 
• To facilitate the planned Hook Greenway on 64 Avenue, the existing retaining wall that runs 

along the northern property line of the site will be relocated approximately 5.7 metres (19 ft.) 
south.  In its current location, the retaining wall is within the City road right-of-way and thus 
precludes the development of a multi-use pathway along 64 Avenue. 

 
Community Benefit 
 
• Applications proposing Type II OCP Amendments are required to provide a Community 

Benefit in support of the proposed land use re-designation. To fulfil this requirement, the 
applicant has agreed to pay for the relocation of the retaining wall along 64 Avenue. The 
current retaining wall, which is constructed of unattractive lock block, will be reconstructed 
using more attractive, higher quality materials. The applicant has also indicated that the site 
will be partially re-graded thereby lowering the height of the retaining wall. 

 
Heritage Revitalization Agreement 
 
• Bose Farm has considerable heritage value for its long and close association with the Bose 

family, a pioneer Surrey family that has played an important role in the community for more 
than a century. The structures and landscape features individually are representative of past 
methods of building and growing. 
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• The applicant has agreed to enter into a Heritage Revitalization Agreement (HRA) to ensure 
the preservation of the Henry Bose Farmhouse, Milk Cooling Shed, and Calf Barn and has 
submitted a Conservation Plan. The HRA will allow the reconstruction of the farmhouse and 
the relocation of the milk cooling shed to the northeast corner of the site, where they can be 
rehabilitated to facilitate their future use as a house and single car garage within the 
townhouse development. These buildings will be included as part of the future strata 
development. 
 

• The HRA will also allow for the relocation and re-use of the Calf Barn as the amenity building 
for the townhouse development. All of the buildings will be located in areas which can be 
viewed from the public realm. 
 

• The HRA was reviewed and supported by the Heritage Advisory Commission (HAC) on June 
27, 2012. The HAC recommended the inclusion of a second story board on 63A Avenue in 
addition to identifying a mechanism for the long term maintenance of the story boards as 
they will be located on private property. 

 
Arborist Report and Tree Location/Retention Plan 
 
• The Arborist Report, prepared by Frogger’s Creek Tree Consultants Ltd. and dated June 21, 

2012, identifies 332 mature trees on the site.  All trees, with the exception of two, are 
proposed to be removed either because they would not survive individually (presently in a 
forest grown condition), are affected by the proposed grading on the site, or due to their 
poor condition.  
 

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

Tree Species 
 

Number of Trees Number to be 
Retained 

 

Number to be 
Removed 

 
Western Red Cedar 168 0 168 
Red Alder 66 0 66 
Big Leaf Maple 38 0 38 
Douglas Fir 18 0 18 
Cottonwood 11 0 11 
Sitka Spruce 10 0 10 
Cherry 6 2 6 
Paper Birch 4 0 4 
Western Hemlock 3 0 3 
English Walnut 2 0 2 
Silver Birch 2 0 2 
Beech 1 0 1 
English Oak 1 0 1 
Norway Maple 1 0 1 
Serbian Spruce 1 0 1 

Total 332 0 332 
 

• Surrey’s Tree Protection By-law requires that all trees be replaced at a 2:1 ratio, excluding 
Red Alder and Black Cottonwood (to be replaced at a 1:1 ratio). The applicant proposes 454 
replacement trees to be provided, which is 129 trees fewer than the 583 required under the 
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Tree Protection By-law. The applicant will be required to provide cash-in-lieu of these 
trees the City’s Green City Fund in the amount of $116,100.00. 

 
Multiple Residential Portion 
 

• As the applicant does not wish to proceed with the development of the proposed 
townhouse site at this time, a General Development Permit will be required to provide a 
general framework for development of the site in the future. 
 

• The General Development Permit proposes approximately 158, duplex and three-storey 
townhouse units, however the final number and form and character will need to be 
determined through a detailed Development Permit application. Each unit will be 
required to provide two resident parking spaces. Parking is proposed in a combination of 
tandem and side-by-side garages. Vehicular access to the site is proposed from the future 
63A Avenue. 
 

• Units that front onto 64 Avenue, 165 Street and 63A Avenue are street-oriented and will 
have direct pedestrian access.  

 
Single Family Residential Portion 
 

• The applicant is proposing the creation of 60 RF-12-zoned lots and 5 RF-zoned lots. 
 
Rezoning From RA to RF-12 (Block B on Survey Plan) 

 
• The applicant proposes to rezone a 3.95-hectare (9.75 ac.) portion of the subject parcel 

from RA to RF-12 (Appendices I and II). 
 
• The proposed subdivision layout identifies a combination of Type II Interior Lots 

(proposed Lots 1-8,10-34, 41-51,and 54-64) and Corner Lots (proposed Lots 40,52,53 and 65) 
in addition to providing one Type I corner lot. All proposed RF-12 lots conform to the 
RF-12 Zone for size, width and depth as shown in the tables below.  
 

 RF-12 Requirements 
Type II (Interior) 

Proposed (Lots 1-8,10-34, 
41-51,54-64) 

Lot Size 320 m2 (3,445 sq. ft.) 411 m2 (4,424 sq. ft.) 
Lot Width 13.4 m (44 ft.) Min 13.4 m (44 ft.) 
Lot Depth 22 m (72 ft.) 30 m (98.4 ft) 

 

 RF-12 Requirements 
Type II (Corner) 

Proposed (Lots 40,52,53 and 
65) 

Lot Size 375 m2 (4,037 sq. ft.) Min 458 m2 (4,585 sq. ft.) 
Lot Width 15.4 m (51 ft.) Min. 15.4 m (50.5 ft.) 
Lot Depth 22 m (72 ft.) Min. 30 (98.4 ft.) 

 

 RF-12 Requirements 
Type I (Corner) Proposed (Lot 9) 

Lot Size 375 m2 (4,037 sq. ft.) Min 462 m2 (4,973 sq. ft.) 
Lot Width 14 m (46 ft.) Min.14 m (46 ft.) 
Lot Depth 26 m (85 ft.) Min. 33.33 (109.4 ft.) 
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• Lands proposed for RF-12 zoning comprise approximately 51% of the parent parcel. 

 
Rezoning From RA to RF (Block C on Survey Plan)  

 
• The applicant proposes to rezone the remaining 0.38-hectare (0.95 ac.) portion of the 

subject parcel, comprised of lands immediately south of the 62A Avenue extension, from 
RA to RF. Lands proposed as RF would comprise approximately 5% of the parent parcel 
(Appendices I and II). 

 
• A summary of the 5 proposed RF lots is as follows: 

 
 RF Requirements Proposed (Lots 35-39) 
Lot Size 560 m2 (6,000 ft2 ) Min. 560 m2 (6,028 ft2 ) * 
Lot Width 15 m (50 ft.) Min. 15 m (50 ft.) 
Lot Depth 28 m (90 ft.) Min. 28 m (90 ft.) 
* Except proposed Lot 36 at 542 m² (5,834 ft.²) 
 

• All lots, with the exception of proposed Lot 36, meet the requirements for size, width, and 
depth of the RF Zone.  Lot 36 has a lot size of 542 square metres (5,834 sq.ft.). However, 
Zoning By-law No. 12000 allows the Approving Officer to permit one lot to be less than the 
minimum lot area, provided it is not less than 90% of the minimum lot area required for 
the zone.  

 
Building Design Guidelines & Proposed Lot Grading 
 

• Apex Deign Group Inc. prepared the Neighbourhood Character Study and Building Design 
Guidelines dated June 23, 2012. The Character Study involved reviewing a number of 
existing homes in the neighbourhood to establish suitable design guidelines for the 
proposed subdivision. A summary of the guidelines is attached (Appendix VI). 

 
• The applicant has submitted a preliminary lot grading plan prepared by McElhanney 

Consulting Services Ltd., which has been reviewed by staff and found to be acceptable. 
The applicant is proposing to incorporate approximately 1.0 metre (3 ft.) of fill in portions 
of the site.  

 
• In-ground basements are proposed based on the preliminary lot grading information 

submitted by the applicant. 
 
 
PRE-NOTIFICATION AND PUBLIC INFORMATION MEETING 
 
Pre-notification letters were sent on March 9, 2012 and again on June 22, 2012 as a result of 
changes to the proposal. In response, correspondence was received from 12 residents who 
identified the following concerns: 
 

• Nine residents expressed concern with the amount of traffic in the area or had 
transportation related concerns. Specific concerns are as follows: 
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o Four of the residents noted that an additional connection is required to 64 Avenue, 
as presently there is only one access to 64 Avenue from 166 Street. One of these 
residents noted the impact that the increased density would have on the existing 
road network. 

o Two of the residents noted the amount of traffic along 64 Avenue, something 
which would likely become worse with the additional density that is proposed. 
Two additional residents noted the speed limit on 64 Avenue (60 km/hr) as an 
issue as people routinely exceed this. 

o One resident noted that there presently is a shortage of parking available in the 
community, which is perceived to be resulting from the existing multi-family 
developments. It is believed that this development will add to this problem. 

o One resident noted that traffic calming mechanisms are required along 63 Avenue. 
 

(The proposed development is supported by new local and collector roads that integrate with 
the existing road network.  Access to the neighbouring arterial roads(64 Avenue and 168 
Street) is provided via the collector roads of 63 Avenue and 166 Street to the north and the 
collector roads of 164 Street and 60 Avenue to the south.  Full movement traffic signals exist 
at both 166 Street and 64 Avenue and at 60 Avenue and 168 Street.   

 
The section of 64 Avenue in the vicinity of the development site carries approximately 28-
30,000 vehicles per day.  64 Avenue is classified as an Arterial Road within the City’s Road 
Classification Map (R 91).  As such it is intended to carry higher traffic volumes.  Traffic 
associated with this development will be distributed across the broader collector and arterial 
road networks with a proportion using 64 Avenue.  64 Avenue is a bus route and the 
concentration of townhouses adjacent to this corridor will help support transit ridership. 
 Improvements have been made to 64 Avenue in recent years with new pavement markings 
on the eastbound side of the road.  Further improvements have been required in association 
with the planned access to the future development site immediately west of the subject site 
(Application No. 7907-0115-00).  

 
A number of roads associated with this development have been designed to allow parking on 
both sides so as to maximize the supply of on-street parking.  The single family component 
of the development will provide for a minimum of 2 parking spaces per lot and the 
townhouse site, when it develops, will also be required to meet current by-law standards for 
both resident and visitor parking. 
 
The City has a Council-approved traffic calming policy that permits traffic calming on local 
roads subject to certain speed and volume criteria being met.  Traffic calming on collector 
roads such as 63 Avenue, is not permitted under this policy, the exception being outside 
Elementary School frontages.) 

 
• Four residents expressed concern that there is already insufficient space in the local 

schools, with one of the residents noting that the local elementary school (AJ McLellan 
Elementary) presently has 8 portables. Similarly another resident noted that the local high 
school (Lord Tweedsmuir) recently had to modify its school hours to try and 
accommodate the number of students in the catchment area.  It is believed that without 
some consideration being given for how the school system may be able to accommodate 
the additional students, that the situation is likely to be impacted by the additional 
residents. 
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(The Surrey School District has advised that they are presently over-capacity for both AJ 
McLellan Elementary School and Lord Tweedsmuir Secondary School and are projected to 
continue to be for the foreseeable future. AJ McLellan completed an 8-classroom expansion 
in 2011, whereas there are no approved capital expenditures to allow for additional secondary 
school space in the area.) 
 

• Three residents expressed concern with the proposal to remove a larger number of trees 
and forested area without any green space being provided. It was further noted that many 
species of wildlife have been sighted (e.g. owls, deer, coyotes and a crane) in the area. One 
resident noted that they have sighted a pair of bald eagles return yearly to raise their 
young in the forested areas. 

 
(The applicant has submitted a Raptor and Heron Nest Survey as part of their application. 
The report identified what is believed to be a red tailed hawk nest and the presence of said 
species. The report’s findings were accepted by the City of Surrey’s Environmental 
Coordinator.) 
 

• A resident also expressed concern with the proposed density, with the fear being that this 
is not in-keeping with the existing development in the area. 
 
(The proposed townhouse density along 64 Avenue will help support transit use by providing 
additional density along a frequently used route. Additionally the development, both the 
single family and townhouse components, should help to provide an acceptable buffer 
between the proposed apartment buildings to the west (Application No. 7907-0115-00 located 
at 16390 – 64 Avenue) and the existing single family developments to the east and south.  
 
The general urban design guidelines will help the townhouse project better integrate with the 
adjacent single family residences. For example duplex units will be required along 165 Street 
to provide a gradual transition to the areas proposing increased density.) 
 

• One resident also indicated that it was their belief that the proposed development would 
have a negative impact on property values. 
 

•  One resident indicated that the additional development would result in a significant 
amount of noise and additional pollution. 

 
Public Information Meeting (PIM) 
 
The applicant conducted a Public Information Meeting (PIM) on Tuesday March 27, 2012. The 
meeting was attended by approximately 50 residents. However only 25 people signed in and 14 
response forms were received. It should be noted that the proposed layout which was presented at 
the PIM has changed significantly following the meeting. In response to this change, a second 
pre-notification letter was sent out on June 22, 2012 showing the amended layout, which is the 
same layout attached to this report as Appendix II. 
 
The issues and concerns raised at the PIM mirrored those identified through the pre-notification 
letter process. More specifically the comments were as follows: 
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• Seven residents identified tree retention as a significant issue that should be considered in 
any layout. Similarly, three residents noted that there should be a park created, similar to 
what is proposed on the adjacent property to the west at 16390 – 64 Avenue (Application 
No. 7907-0115-00). 
 
(See staff response in previous section.) 
 

• It should also be noted that six of the residents commented that the site presently 
provides valuable habitat for a significant number of wildlife species (e.g. deer, owls, 
eagles, coyotes, etc.). In this regard an environmental assessment should be provided and 
the lands should be considered for preservation. 
 
(See staff response in previous section.) 
 

• Four residents noted that available capacity at the local elementary school would be 
impacted by additional development, while another resident questioned if another high 
school is needed in the area. 

 
(See staff response in previous section.) 
 

• Four residents expressed traffic related concerns including the amount of traffic on the 
local network including 64 Avenue and particularly 166 Street, which is the sole access 
point to the community from 64 Avenue, and a lack of traffic calming measures (e.g. speed 
bumps, round-abouts, etc.) in the area.  
 
(See staff response in previous section.) 
 

• Five residents expressed concern with how construction traffic would access the 
community while the site was under development. Some of these residents indicated that 
direct access should be provided from 64 Avenue during the construction period to avoid 
construction vehicles using the local road network. 
 
(Engineering has advised that there is a current driveway off of 64 Avenue associated with 
the existing residential building on the site.  Access directly onto 64 Avenue will likely be 
required for earlier phases of the construction of the site (site re-grading, road and service 
construction).  However, this will have to be removed in conjunction with the construction 
that will take place along 64 Avenue (relocation of the retaining wall).  Construction traffic 
associated with the building of the houses will be required to use the existing road 
connections.) 
 

• Three residents expressed concern that multiple residential units are being proposed in a 
primarily single family area and similarly that there is too much density being proposed. 
One of these residents noted that only single family houses should be proposed. 
 

• Two residents further noted that the size of the single family lots should be a minimum 
560 square metres (6,100 sq. ft.) to match the existing single family lots in the area.  
 



Staff Report to Council 
 
File: 7911-0330-00 

Planning & Development Report 
 

Page 14 
 

 

• Two attendees did express support for the proposal, while one of these residents noted 
that the proposal provided a good transition from the proposed higher density apartment 
buildings to the west at 16390 – 64 Avenue (Application No. 7907-0115-00, presently at 
Third Reading). 

 
 
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. 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary, 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. Heritage Advisory Commission Minutes 
Appendix VI. Building Design Guidelines Summary 
Appendix VII. Summary of Tree Survey and Tree Preservation 
Appendix VIII. NCP Plan  
Appendix IX. OCP Redesignation Map  
Appendix X. Public Information Meeting Map of Responses 
Appendix XI. Interim Heritage Revitalization By-law  
Appendix XII. Heritage Revitalization By-law 
 
 
INFORMATION AVAILABLE ON FILE 
 
• Environmental Report Prepared by Envirowest Consultants Inc. Dated March 26, 2012. 
 
 
 

original signed by Judith Robertson 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
SML/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: Greg Mitchell 

McElhanney Consulting Services Ltd. 
Address: 13160 88 Ave 
 Surrey BC V3W 3K3 
   
Tel: 604-596-0391 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 16420 - 64 Avenue 
 

(b) Civic Address: 16420 - 64 Avenue 
 Owners: Alan B Christie, Executor of the Will of Marilyn Louise Christie, 

Deceased 
  William B Bose 
  Reginald N Bose 
  Audrey M Prestage 
  Kenneth V Bose 
 PID: 007-606-591 
 Parcel K (Plan with Absolute Fee 15195A) North East Quarter Section 12 Township 2 

Except: Firstly: Part on Bylaw Plan 56758 and Secondly: Part Dedicated Road on Plan 
LMP32187, New Westminster District 

 
 

3. Summary of Actions for City Clerk's Office 
 

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

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

 
(c) Introduce an Interim Heritage Revitalization By-law to allow the property owner and the 

City of Surrey to enter into an Interim Heritage Revitalization Agreement to facilitate the 
maintenance of three heritage buildings at 16420 – 64 Avenue. 
 

(d) Introduce a Heritage Revitalization By-law to allow the property owner and the City of 
Surrey to enter into a Heritage Revitalization Agreement to facilitate the restoration, 
adaptive re-use and maintenance of three heritage buildings at 16420 – 64 Avenue. 
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SUBDIVISION DATA SHEET 
 

 Proposed Zoning:  RF and RF-12 
 

Requires Project Data Proposed 
GROSS SITE AREA  
 Acres 10.7 ac 
 Hectares 4.33 ha 
  
NUMBER OF LOTS  
 Existing 1 
 Proposed 65 
  
SIZE OF LOTS  
 Range of lot widths (metres) 13.4 to 37.5 m  
 Range of lot areas (square metres) 411 sq. m. to 791 sq. m. 
  
DENSITY  
 Lots/Hectare & Lots/Acre (Gross) 15 lots /ha (6.07 lots/ac) 
 Lots/Hectare & Lots/Acre (Net) n/a 
  
SITE COVERAGE (in % of gross site area)  
 Maximum Coverage of Principal & 

Accessory Building 
35 %  

 Estimated Road, Lane & Driveway Coverage 22% 
 Total Site Coverage 57% 
  
PARKLAND  
 Area (square metres) n/a 
 % of Gross Site  
  
 Required 
PARKLAND  
 5% money in lieu YES 
  
TREE SURVEY/ASSESSMENT YES 
  
MODEL BUILDING SCHEME YES 
  
HERITAGE SITE Retention YES 
  
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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Surrey Heritage Advisory 
Commission ‐ Minutes 

Park's Meeting Room #1 
City Hall 
14245 ‐ 56 Avenue 
Surrey, B.C. 
WEDNESDAY, JUNE 27, 2012 
Time:  5:16 p.m. 

 
Present: 

Chair ‐ Councillor Steele 
R. Hart 
L. Tannen 
S. Thomas 
 

Absent: 

W. Farrand 
B. Hol 
 
Guests: 
D. Johnson, Surrey Heritage Society 
 

Staff Present: 

D. Luymes, Planning & Development 
E. Schultz, Planning & Development 
J. O'Donnell, Parks, Recreation and Culture 
P. Bellefontaine, Transportation Planning 
T. Mueller, Legislative Services 

 

 
 
D.  NEW BUSINESS 
 

1.  PLANNING & DEVELOPMENT 
 

(b)  Memo re: Henry Bose Farm (16420 – 64 Avenue) 
File:  6800‐10; 7911‐0330‐00 

 
The following comments were made: 

 

 This item was previously presented at the February 22, 2012 SHAC 
meeting for preliminary feedback from the Commission.  At that time, 
there was direction from the Commission to direct the applicant to 
ensure that the Calf Barn was visible from a “public” street.  The 
Commission also recommended that the applicant prepare and 
implement an interpretation plan for the property. 

 

 The applicant responded to the Commission’s comments by locating 
the Calf Barn close to 63A Avenue.  The applicant is also proposing to 
develop and install an "interpretive panel" on private property (visible 
to the public) near the corner of 64 Avenue and 165 Street.  The panel 
will be maintained by the strata of the new townhouse development.  

 

 The applicant indicated that a special provision could be made for the 
installation of additional storyboards by, the SHAC at their expense, 
along the multi‐use pathway on 165 Street. 

 

 Three of six registered heritage buildings are still proposed for 
retention and restoration.  The Calf Barn will be relocated, restored, 
and re‐used as the amenity building for the proposed townhouse 
development.  Due to its condition, the Farmhouse will be 
deconstructed, catalogued, relocated, and reconstructed as a residential 
unit in the proposed townhouse development.  The Milk Cooling Shed 
will be relocated along with the Farmhouse for adaptive reuse as a 
single‐car garage. 

 

 Staff provided an overview of the proposed site plan.  Staff also 
explained that materials from the Horse Barn are proposed to be re‐
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used in the restoration of the Calf Barn, Farmhouse, and Milk Cooling 
Shed.  Staff clarified that the proposed HRA includes provisions that 
require written approval from the City to use new "like materials" in 
excess of 50%. 

 

 The Commission requested that the transfer of responsibility for 
maintenance of the interpretative panel from the developer to the 
strata be clearly listed as an encumbrance on title.  Staff noted that 
specific language could be written into the HRA to clarify that the 
strata will be responsible for maintaining the interpretive panel once 
installed. 

 

 The Commission suggested there might be an opportunity to further 
highlight the location of the “Calf Barn” (amenity building) through the 
installation of a second interpretive panel at the entrance to the 
development on 63A Avenue. 

 

 Staff indicated that an Interim HRA will be required to provide heritage 
protection earlier in the process.  The Interim HRA will be adopted 
between Third Reading and Final Adoption when ownership of the 
property transfers from the current owner to the developer. 

 
The Commission requested that the developer install a second interpretive 
panel at the entrance of the proposed townhouse development on 
63A Avenue. 

 
 

It was  Moved by Commissioner Hart 
  Seconded by Commissioner Tannen 
  That the Surrey Heritage Advisory 
Commission (SHAC): 

 
1.  Receive the Memo regarding the Henry Bose Farm (16420 – 

64 Avenue) as information. 
 

2.  Recommend to the General Manager, Planning, and Development 
that the HRA and Interim HRA for the Henry Bose Farmhouse, 
Milk Cooling Shed, and Calf Barn be forwarded to Council for 
consideration following Legal review. 

 
3.  Recommend that the developer install an additional interpretive 

panel at the entrance to the proposed townhouse development on 
63A Avenue. 

  Carried 
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BUILDING GUIDELINES SUMMARY       V.1.0 

 

Surrey Project no.:  11-0330-00 
Property Location:   16420-64 Avenue, Surrey, B.C.   

 
 

Design Consultant: Apex Design Group Inc., (Ran Chahal, RD.AIBC, CRD) 
#157- 8120 -128 Street, Surrey, BC V3W 1R1 
Off: 604-543-8281     Fax: 604-543-8248 
 

The draft Building Scheme proposed for this Project has been files with the City Clerk.  The following is 
a summary of the Residential Character Study and the Design Guidelines, which highlight the important 
features and form the basis of the draft Building Scheme. 
 
 

1. Residential Character 

    

1.1 General Description of the Existing and/or Emerging Residential Character of the Subject 

Site: 

 

The area surrounding the subject site is has been built out in the early 2000’s.  Most homes are 
simple “West Coast Traditional” style structures with habitable areas of between 2000-2500sf. 
 
Most of the existing homes have mid-scale massing characteristics with 67% of the homes 
having a one and half storey front entry. 
 
Roof pitch varies from a 7/12 to 10/12) common truss roofs with simple gables and common hips 
with Asphalt shingles being most common. 
 
Wall surface materials are limited in the most part to one of the following: Vinyl (dominant), 
Cedar and Stucco Siding with Brick for an accent material.  Accent trims are not evident on most 
of the existing homes. 
 
Landscaping is of a moderate planting standard with 81.5% of the homes having Exposed 
Aggregate driveways.  

 

1.2 Prevailing Features of the Existing and Surrounding Dwellings Significant to the Proposed 

Building Scheme: 

 
Most of the existing homes feature a covered veranda at the front of the homes so veranda's will 
be encouraged on all new homes to be constructed.  The new homes will meet modern 
development standards especially with respect to overall massing and balance in each design and 
to proportional massing between individual elements.  Trim and detailing standards and 
construction materials standards will meet 2000’s levels.  Continuity of character will be ensured 
through style and home type restrictions as described below. 
 
Dwelling Types/Locations: “Two-Storey”    85.20% 
    “Basement Entry/Cathedral Entry” 0.00% 
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    “Rancher (Bungalow)”  14.80% 
    “Split Levels”    0.00% 
 
Dwelling Sizes/Locations: Size range: 18.50% under 2000 sq.ft excl. garage 
(Floor Area and Volume)   81.50% 2001 - 2500 sq.ft excl. garage 
      0.0% over 2501 sq.ft excl. garage 
 
Exterior Treatment  Cedar: 18.0%     Stucco: 15.00%     Vinyl: 67.0% 
/Materials:   Brick or stone accent on 82.0% of all homes 
 
Roof Pitch and Materials: Asphalt Shingles: 81.50% Cedar Shingles: 18.50%  

Concrete Tiles: 0.00%  Tar & Gravel: 0.00%  
    50.00% of all homes have a roof pitch 6:12 or lower. 
 
Window/Door Details: 100% of all homes have rectangular windows 
 
Streetscape: A variety of simple “Two Story”, 5-10 year old homes are set 25 to 30 feet from 

the street in an urban setting typified by new coniferous and shrub growth.  Roofs 
on most homes are simple medium pitch common hip or common gable forms 
with Asphalt Shingles on most of the homes.  Most homes are clad in Vinyl. 

 
Other Dominant Elements: Veranda's are evident on most of the existing homs. 

    

    

2. Proposed Design Guidelines 

    

2.1 Specific Residential Character and Design Elements these Guidelines Attempt to Preserve 

and/or Create: 

 

Guidelines will not preserve the existing old urban character.  Rather, the guidelines will ensure 
that a desirable new character area is created in which modestly sized Two-Storey, Bungalow 
and Split Level type homes are constructed to 2000’s standard.  Continuity of character will be 
achieved with restrictions permitting the use of compatible styles, roof forms and exterior 
construction materials.  Landscapes will be constructed to a modern urban standard. 
 

2.2 Proposed Design Solutions: 
    

Dwelling Types/Locations: Two-Storey, Split Levels and Ranchers (Bungalows). 
 
Dwelling Sizes/Locations: Two-Storey or Split Levels  - 2000 sq.ft. minimum  
(Floor Area and Volume) Basement Entry   - 2000 sq.ft. minimum 

Rancher or Bungalow  - 1400 sq.ft. minimum 
    (Exclusive of garage or in-ground basement) 
 
Exterior Treatment  No specific interface treatment.  However, all permitted 
/Materials:   styles including: “Neo-Traditional”, “Neo-Heritage”, 

“Rural-Heritage” or “West Coast Modern” will be compatible with 
the existing study area homes. 
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Exterior Materials  Stucco, Cedar, Vinyl, Hardiplank, Brick and Stone in 
/Colours:   “Neutral” and “Natural” colours.  “Primary” and “Warm” 

colours not permitted on cladding.  Trim colours:  Shade 
variation on main colour, complementary, neutral or 
subdued contrast. 
 

Roof Pitch:   Minimum 7:12 
 
Roof Materials/Colours: Cedar shingles, Concrete roof tiles in a shake profile and 

asphalt shingles in a shake profile.  Grey or brown only. 
 
Window/Door Details: Dominant: Rectangular or Gently arched windows. 
 
In-ground basements: Permitted if servicing allows. 
 
Landscaping:   Trees as specified on Tree Replacement Plan plus min. 17 

shrubs (min. 5 gallon pot size). 
 
Compliance Deposit:  $ 5,000.00 
 
 
 

Summary prepared and submitted by:  
 
 
 
 
_______________________________________    January 20, 2012 
Ran Chahal, RD.AIBC,CRD, Design Consultant   Date 
Apex Design Group Inc. 
Reviewed and Approved by:  Pavlina Ryvola, Architect 
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