
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7912-0037-00 
 

Planning Report Date:  May 7, 2012  

 

PROPOSAL: 

• NCP amendment from Townhouses 15 upa max to 
Single Family Small Lots  

• Rezoning from RA to RF-12, RF-9 and RF-9C  

to allow for a 31 small lot subdivision. 

LOCATION: 6064 and 6018 - 138 Street and  
13819 60 Avenue 

OWNER: Arvinder S Bubber, Annie A Spurr 
and North 60 Development Inc. 

ZONING: RA  

OCP DESIGNATION: Urban  

NCP DESIGNATION: Townhouses 15 upa max/Creeks 
and Riparian Set-back/Single 
Family Residental Flex 6 to 14.5.  
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• An amendment to the South Newton Neighbourhood Concept Plan (NCP) is required to re-

designate the majority of the site from ‘Townhouse 15 upa max’ to ‘Single Family Small Lots’. 

• A housekeeping amendment to the NCP designation, ‘Creeks and Riparian Setback’, is also  
required to provide for the actual location of the watercourse and the required 15 metre 
riparian corridors on the development site. As a result, the area designated for ‘Single Family 
Small Lot’ development at the far east end of the site needs to re-designated  ‘Creeks and 
Riparian Set-back’. 

 
• The amendment also provides for a new 138 Street road alignment in South Newton in keeping 

with Council’s approved strategy. 
 

 
RATIONALE OF RECOMMENDATION 
 
Planning  
 
• The proposal complies with Official Community Plan (OCP) designation. 
 
• The development of single family lots with coach houses and suite provides a reasonable yield 

and adds diversity to housing in the neighbourhood.  

• The development will provide for the ongoing protection of 3,264 square metres (0.80 acres) of 
riparian area.   

 
Other 
 
• The application will be a major contributor to the delivery of the 138 St re-alignment strategy 

(approved by Council in November 2011) and assist the City in achieving the completion of 138 
Street to 60 Avenue.  

• In addition to improving local connectivity within the area, the NCP amendment and rezoning 
will assist in providing sanitary sewer servicing to lots south of 60 Avenue and open up the 
area of South Newton for future development.   

• The developer has agreed to make a voluntary cash contribution towards the 138 Street re-
alignment as per Council’s approved strategy. 

 
 
 
  



Staff Report to Council 
 
File: 7912-0037-00 

Planning & Development Report 
 

Page 3 
 

 

RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to rezone the property shown on the Survey Plan (Appendix I) as 

follows: 
 

(a) Block C from "One-Acre Residential Zone (RA)" to "Single Family Residential (12) 
Zone (RF-12)"; 

 
(b) Block B from "One Acre Residential Zone (RA)" to "Single Family Residential (9) 

Zone (RF-9C)"; and 
 
(c) Block A from "One Acre Residential Zone (RA)" to "Single Family Residential (9) 

Coach House Zone (RF-9)" 
 

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) the applicant address the replacement tree deficit;  
 
(d) submission of an acceptable tree survey and a statement regarding tree 

preservation; 
 
(e) submission of an acceptable building scheme to the satisfaction of the Planning 

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

and Development Department; and   
 
(g) resolution of an appropriate means to protect the creek and riparian area corridor 

situated on the development property to the satisfaction of City staff. 
 

 3. Council pass a resolution to amend the South Newton NCP to re-designate the land from 
‘Townhouse 15 upa max’ to ‘Single Family Small Lots’ when the project is considered for 
final adoption. 
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REFERRALS 
 
Engineering: The Engineering Department has no objection to the application 

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

School District: Projected number of students from this development: 
 
11 Elementary students at Woodward Hill Elementary School 
5 Secondary students at Sullivan Heights Secondary School 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by Fall 2013. 
(Appendix IV) 
 

Parks, Recreation & 
Culture: 
 

It is the City’s practice to ask for the conveyance of riparian lands 
to the City to ensure ongoing stewardship of the riparian lands.  
The applicant is however reluctant to dedicate these lands to the 
City, in addition to providing a cash contribution for the 5% Local 
Government Act parkland requirement. The issue needs to be 
resolved to the satisfaction of staff prior to final adoption. 
Regardless, the riparian area is to be protected in perpetuity 
through dedication and public stewardship of the lands or a 
restrictive Section 219 covenant and SROW. 
  

Ministry of Transportation 
& Infrastructure (MOTI): 

Preliminary Approval granted for 1 year. 

 
SITE CHARACTERISTICS 
 
Existing Land Use:  Three single family houses on large RA lots. 
 
Adjacent Area: 
 

Direction Existing Use OCP/NCP Designation Existing Zone 
 

North: 
 

Townhouse complex.  Urban/  
Townhouses 15 upa max   

RM-15 

East: 
 

Single family houses.   Urban/Creeks and Riparian 
Set-back, Single Family 
Residential Flex 6-14.5 upa 

RA 

South (Across 60 
Avenue): 
 

Single family houses. Urban/ 
Townhouses 15 upa max 

RA 

West (Across 138 
Street): 
 

Two vacant parcels - one 
rezoned to allow townhouses  
(#7907-0020-00) and one under 
a new application to permit 
townhouses directly west of the 
site. 

Urban/ 
Townhouses 25 upa and 15 
upa max  
 

RM-30, RA 
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JUSTIFICATION FOR PLAN AMENDMENT 
 
• The development site currently falls under three separate NCP residential designations: 

‘Townhouses 15 upa max’, ‘Creeks and Riparian Set-backs’ and ‘Single Family Residential Flex 6 
to 14.5’.  

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

upa max’ to ‘Single Family Small Lots’ in order to develop all the lands around the new 138 
Street re-alignment, s approved by Council in November 28, 2011 (Corporate Report R215- 
Appendix VIII).   

  
• In particular, the proposed small lot designation, requiring a 15 metre dedication from the top 

of bank, helps to achieve the new 138 Street road alignment by providing sufficient developable 
area, north and east of the proposed road, to create a reasonable yield of single family lots.  

 
• In contrast, under a townhouse scenario, the required 30 metre riparian creek area 

significantly reduces the site’s developable area. Further, the desired 138 Street road alignment 
effectively severs the site in two and provides little opportunity to develop townhouses north 
of the road.  

 
• The remainder of the site, including the yellow coded watercourse and adjacent 15 metre 

riparian area, is to be re-designated as ‘Creek and Riparian Set-Back’. This amendment is 
largely a house keeping measure, which reflects the actual location of the creek and riparian 
area. Consequently the small area at the rear of the property currently designated for ‘Single 
Family Residential Flex 6 to 14.5’ development will be re-designated to ‘Creek and Riparian Set-
Back 

 
• The proposal will be a major contributor to the completion of 138 Street road alignment and 

introduce sanitary sewer and servicing connections to allow lands south of 60 Avenue to 
develop.  

 
• The application will provide a cash contribution of $55,000 per net developable area in 

accordance with Council’s approved funding strategy.  
 

 
DEVELOPMENT CONSIDERATIONS 
 
Background and Site Context 
 
• The development site consists of three (3), lots north of 60 Avenue, east of the current 

unopened 138 Street road allowance. The site, approximately 1.8 hectares (4.43 acres) in area, is 
designated "Urban" in the Official Community Plan (OCP).  

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

designated for "Townhouses 15 upa max", while the eastern portion of the site is designated as 
‘Single Family Residential Flex 6 to 14.5’.  A Class B, yellow-coded watercourse traverses the 
property. This portion of the property is designated ‘Creek and Riparian Set-backs’.  

 
• The site is currently zoned One-Acre Residential (RA) and contains three single family houses. 
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Proposal 
 
• The applicant is proposing to amend the South Newton NCP by re-designating the majority of 

the site from "Townhouse 15 upa max" to ‘Single Family Small Lots’, and to rezone the site to 
create 31 new RF-12, RF-9 and RF-9C small lots. The use is in keeping with the OCP 
designation.  

 
• In addition, the proposal will adjust the NCP ‘Creek and Riparian Set-backs’ designation to 

correspond with the actual location of the creek and the 15 metres of riparian area on both 
sides of the creek.  
 

• As a result, a small portion of the ‘Creeks and Riparian Set-backs’ will be converted to ‘Single 
Family Small Lots’, while the rear of the property currently designated for ‘Single Family 
Residential Flex 6 to 14.5’ development will be re-designated to ‘Creek and Riparian Set-backs’ 
(Appendix VII). 

 
• Altogether, the application will result in a net increase of 735 sq.m. (0.18 acres) of riparian area. 

At present the applicant is proposing to protect the entire riparian area measuring 3,264 square 
metres (0.80 acres) or 18% of the site under a Restrictive Covenant.  

 
• The proposed subdivision supports the proposed road layout approved by Council in the 138 

Street realignment strategy (Corporate Report R215) on November 28, 2011 (Appendix VIII).   
The application will also be subject to a contribution of $55,000 per net developable acre. 

 
Proposed Subdivision Layout 
 
• The applicant is proposing to develop a total of 31 residential lots on the site, including 9 RF-9 

lots, 12 RF-9C lots and 10 RF-12 lots. 
 
• Specifically, the applicant is proposing to create 9 small Type I RF-9 lots fronting 60 Avenue. 

These lots measuring 276-322 sq.m. in area, will be accessed by a rear lane connected to the 
realigned 138 Street.  

 
• The twelve (12) Type I RF-9C lots are proposed, immediately north of the RF-9 lots, in two 6- 

lot blocks serviced by a shared rear lane. The proposed coach house lots, all oversized, measure 
335-409 sq.m. in area and will have a minimum 38-39 lot depth to accommodate double car 
garages and parking pads. Six (6) of the RF-9C lots will face 138 Street, while the other six (6) 
RF-9C lots will face a proposed 8 metre wide pedestrian corridor walkway leading to 60 
Avenue to provide eyes on the street.  

 
• To create the 8 metre walkway, contribute funding for the 138 Street Realignment and provide 

enough area for 12 RF-9C lots, the applicant is proposing to close, purchase and consolidate 6 
metres of the present unopened 138 Street road allowance adjacent to the development site.     

 
• Similarly, the adjacent parcel at 6045 King George Highway is expected to purchase the west 

six (6) metres of 138 Street. The Planning Division is now in receipt of a townhouse application 
on the adjacent site, which complements the present application and supports the 138 Street 
road realignment and eight (8) metre pedestrian corridor. 
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• A final ten (10) Type II RF-12 lots are proposed along the north and east sides of 138 Street. 
Altogether, nine (9) of these lots, will vary in size from 355 - 439 sq.m. and include double car 
garages fronting the street. Lot 9 on the other hand is exceptionally large at 3,668 sq.m. as it    
Lot 9 is presently proposed as a lot measuring 3,668 sq.m. in area as it includes the entire creek 
and riparian area corridor which crosses the northeast portion of the site. 

 
ESA - Dedication versus Protective Covenant  

 
• The applicant is unwilling to dedicate the riparian area to the City without compensation. The 

applicant prefers instead to retain ownership of the area and register a Section 219 restrictive 
covenant to protect the land.  

 
• Typically Parks views riparian areas as encumbered, environmentally sensitive areas which do 

not provide developable park space or opportunities per se. As such, the City’s Parks 
Department does not count riparian areas towards the 5% parkland dedication or cash-in-lieu 
contribution at the time of subdivision, unless riparian areas can accommodate public access 
and/or contribute in some way to Park inventory by delivering recreational assets to residents.  
In such cases, Parks will consider counting all or a portion of the riparian areas towards the 5% 
parkland requirement. In this instance, however, the Parks Department has confirmed there is 
no recreational potential for the riparian area on this development site. Furthermore the NCP 
designates the area as ‘Creek and Riparian Setback’. 

 
• The resolution of this issue to the satisfaction of staff is included as condition of Council 

approval of rezoning. Staff will continue to work with the developer in an effort to reach a 
mutual agreement on securing the riparian areas under City ownership. 

 
138 Street Realignment 
 
• The South Newton NCP identifies a need to consolidate and coordinate development in the 

area bounded by 62 Avenue to the north, 60 Avenue to the south, King George Boulevard to 
the east and a watercourse to the west to achieve the re-alignment of 138 Street.  The 
realignment was considered necessary to avoid operational and safety considerations at the 
intersection of King George Boulevard and 60 Avenue and to maintain adequate access on 138 
Street. 
 

• Due to challenges in assembling the land, a coordinated approach was developed to revise the 
original proposed alignment, identify benefitting lands, and develop a funding strategy for 
achieving the road which is identified in the November 28, 2011 Corporate Report R215 
(Appendix VIII). The funding strategy includes applicants making a contribution of $55,000 
per net developable acre, and the sale for surplus road allowance to contribute towards the 
acquisition of the necessary land for the 138 Street realignment. 

 
Tree Retention  

 
• On February 8, 2012, the applicant’s arborist submitted a preliminary tree retention 

assessment report for the development site. The report states that out of the 165 protected 
trees identified on site, only two (2) trees may be retained. However only 66 or 40% of the 165 
protected trees on site are in reasonable condition and could be considered as viable 
candidates for retention.  
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• Tree retention is challenging on this site regardless of whether it is developed as a single 
family lots or townhouses. This is due to the fact that substantial grading is necessary to 
achieve the realignment of 138 Street. Collectively, the proposed lot layout, the site’s grading 
conditions (moderately steep grades) and servicing constraints will require the majority of 
these healthy trees to be removed. While the arborist’s report explored the possibility of 
trying to preserve a few groves of trees, it was determined that no stands could easily be 
retained without a significant and unreasonable windthrow failure risk.  

 
• It should be noted that the City accommodated a reduction in the road pavement width of 138 

Street so that 10-12 significant trees could be preserved on the adjacent neighbour’s property 
(13847 60 Avenue) until such time as the property redevelops. In addition a number of 
significant trees will be preserved in the riparian corridor or ESA surrounding the 
development site’s yellow coded watercourse. 

 
• The following is a breakdown of the protected trees on site by species:  

 
Tree Species Total No. of Trees Trees Proposed to 

be Retained 
Trees Proposed to 

be Removed 
Bigleaf Maple 7 0 7 
Black Cottonwood  1 0 1 
Black Locust  1 0 1 
Cherry  1 0 1 
Douglas Fir  23 0 23 
Shawara Cypress 1 0 1 
Scotts Pine  1 0 1 
Red Alder 30 0 30 
Western Red Cedar  86 1 85 
Western Hemlock 6 1 5 
Other  8 0 8 

TOTAL 165 2 163 
 
Note: Does not include the treed portion of the riparian area to be dedicated or placed under 
covenant.  

 
• Of the 163 trees to be removed from the site, 31 trees will be replaced on a 1:1 basis and 132 

trees will be replaced on a 2:1 basis.   
 
• Overall a total of 295 new replacement trees will be required to be planted to meet the bylaw 

requirements. At present the applicant is proposing to replant an average of approximately 3 
trees per RF-12 lot, for a total of approximately 30 replacement trees on site. Cash-in–lieu for 
the remaining 265 trees will be collected from the applicant for the City’s Green Fund.   

 
Ecosystem Management Study (EMS) 

 
• The preservation of the riparian area at the northeast corner of the property, through 

dedication or restrictive covenant, will also help conserve a portion of an area identified to 
have ecological significance under the Ecosystem Management Study (EMS).   
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• Altogether the proposed development (and road alignment) will conserve 3,264 sq.m (0.8 
acres) of the South Newton West Terrestrial Hub #35, located on the site. The development 
will therefore result in a loss of approximately 2% of the total 129 acre EMS Hub. 

 
Building Scheme, Lot Grading Plan   
 
• A set of building design guidelines, along with a residential character study, has been 

developed for this site by Tynan Consulting Ltd. The guidelines are reflective of the 
predominant motifs and design treatments which are typically used in new construction in  
South Newton including: 

 
o Neo-traditional and neo-heritage styles 
o Moderate pitched roof lines, wood accents, trim and detailing 
o Natural and neutral colours  
o Cedar shingles, shake profile concrete roof tiles and asphalt shingles in grey  and brown   
o Moderate pitched roof lines, asphalt shingles, cedar shakes, tar and gravel  
o Exterior wall cladding in cedar, stucco, vinyl, brick and stone   
o Wood accents, trim and detailing 
o Predominately natural and neutral colours, with some subdued primary colours 

 
• A summary of the building design guidelines for the project is included in Appendix V.   
 
• Prior to final adoption and the completion of the arborist report, the applicant will be 

required to submit a lot grading plan for review and approval. 
 
 
PRE-NOTIFICATION 
 
• Pre-notification letters were sent out for this application on April 20, 2012. In response, no 

telephone calls or emails have been received.  
 
• On March 10, 2012, the applicant hosted a public information meeting to gather public 

opinions on the site and proposed lot layout. In total 7 individuals attended that meeting, 
representing 5 properties. 

 
• While 5 attendees voiced their support of the proposal and the 138 Street road re-alignment, 

two individuals representing one property did not support the realignment of the road. In 
particular, the two residents are unhappy that the 138 road re-alignment impacts the 
development potential of their property at 6064 138 Street. They also believe that the re-
alignment of 138 Street, required by the proximity of King George Boulevard and 60 Avenue 
would not be necessary had they lived at another local road intersection. The individuals 
therefore feel the City should be compensating them for the cost of the land the realignment 
is taking from them, which will ultimately benefit the whole community.  

 
(Despite this objection, these owners have entered into a purchase agreement with the    
developer of this project and are part of the development application today).  

 
• Another resident, in support of the proposal, noted her appreciation at the City at shifting the 

138 Street so that the large trees her property at 13847 60 Avenue could be retained to 
maintain the aesthetics, shade and privacy of her home. 
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Sustainability Checklist  
 
• On May 1, 2012 the applicant prepared and submitted a sustainable development checklist for 

the site. 

• The applicant reports that in addition to providing Low Impact Development Standards 
(LIDs) on the development site, the project will make use of CPTED "Crime Prevention 
Through Environmental Design" principles. In particular the orientation of buildings fronting 
the proposed walkway will help increase overall pedestrian safety. 

• At the same time the development will provide for the ongoing preservation and protection of 
the riparian corridor surrounding the property’s watercourse. 

 
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  
Appendix III Engineering Summary 
Appendix IV School District Comments 
Appendix V Building Design Guidelines Summary 
Appendix VI Summary of Tree Survey and Tree Preservation 
Appendix VII NCP Amendment Plan 
Appendix VIII Corporate Report R215 (138 Street road alignment)  
 
 
 

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: 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 Addresses: 6064 and 6018 - 138 Street; 13819 - 60 Avenue 
 

(b) Civic Address: 6064 - 138 Street 
 Owner: Annie A Spurr 
 PID: 001-113-399 
 Lot 10 Section 9 Township 2 New Westminster District Plan 4227 
 
(c) Civic Address: 6018 - 138 Street 
 Owner: Arvinder S Bubber 
 PID: 003-334-082 
 Lot 17 Section 9 Township 2 New Westminster District Plan 36616 
 
(d) Civic Address: 13819 - 60 Avenue 
 Owner: North 60 Development Inc 
 PID: 007-351-658 
 Lot 18 Section 9 Township 2 New Westminster District Plan 36616 
 
 

 
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. 2012-01275  
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SUBDIVISION DATA SHEET 
 

 Proposed Zoning:  RF-12, RF-9, RF-9C 
 

Requires Project Data Proposed 
GROSS SITE AREA  
 Acres 4.43 acres 
 Hectares 1.8 hectares 
  
NUMBER OF LOTS  
 Existing 3 
 Proposed 31 
  
SIZE OF LOTS RF-12,        RF-9,       RF-9C 
 Range of lot widths (metres) 13.40-14.33   / 9-10.50  /  9.10-10.50  
 Range of lot areas (square metres) 335-3668  /  339-409  / 277-313    
  
DENSITY  
 Lots/Hectare & Lots/Acre (Gross) 5 upa,12 upha  / 7 upa,18 upha/ 11 upa,25 

upha  
 Lots/Hectare & Lots/Acre (Net) 5 upa,12 upha  / 7 upa,18 upha/ 11 upa,26 

upha 
  
SITE COVERAGE (in % of gross site area)  
 Maximum Coverage of Principal & 

Accessory Building 
50-52% 

 Estimated Road, Lane & Driveway Coverage 12% 
 Total Site Coverage 62% 
  
PARKLAND Under Discussion  
 Area (square metres)  
 % of Gross Site  
  
 Required 
PARKLAND  
 5% money in lieu YES 
  
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 
 



HP3
Text Box
             APPENDIX II 





HP3
Text Box
              APPENDIX III





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 #: 12 0037 00

SUMMARY  
The proposed   31 Single family lots Woodward Hill Elementary
are estimated to have the following impact
on the following schools:

Projected # of students for this development:

Elementary Students: 11
Secondary Students: 5

September 2011 Enrolment/School Capacity

Woodward Hill Elementary
Enrolment (K/1-7): 66 K + 390  
Capacity   (K/1-7): 40 K + 450

Sullivan Heights Secondary
Enrolment  (8-12): 1226 Sullivan Heights Secondary
Nominal Capacity (8-12): 1000  
Functional Capacity*(8-12); 1080

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

Elementary Students: 0
Secondary Students: 196
Total New Students: 196

*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.                       

A new elementary school (#212 Woodward Hill Elementary) opened in spring 2010, the 
capacity in the table below does not include one modular classroom which was recently added 
to accommodate growth.   Regular and Early French enrolment from McLeod Road  moved to 
the new Woodward Hill Elementary.  McLeod Road Elementary was seismically upgraded 
and now accommodates a District K-7 Traditional Program.  A new elementary school is 
approved to be constructed on Site #211  in the South Newton NCP Area, on 146 Street east 
of Sullivan Heights Secondary.  The new school will relieve projected overcrowding  at 
Cambridge Elementary and also draw some students from Woodward Hill Elementary.  Also, 
a Capital plan approval has been received for an addition to Panorama Ridge Secondary.  The 
school district will also be considering various measures to adress projected overcrowding at 
Sullivan Heights Secondary (i.e. possible enrolment moves or program change 
considerations).  The proposed development will not have an impact on these projections.

    Planning
Monday, March 26, 2012
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BUILDING GUIDELINES SUMMARY 
 
Surrey Project no: 7912-0037-00 
Project Location:  6018 and 6064 -138 St., and 13819 – 60 Ave., Surrey, B.C 
Design Consultant: Tynan Consulting Ltd., (Michael E. Tynan) 
 
The draft Building Scheme proposed for this Project has been filed 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 subject site is located in a strong new growth area at the intersection of 60 Avenue, King 
George Boulevard, and 138 Street. West of the subject site is a recently serviced RM-30 zoned 
property at which construction has just begun (excavation only). North of the subject site is an 
RM-15 zoned multifamily site comprised of attached replicated units varying only in colour. Wall 
area for the main and upper floors is fully exposed (no roof structure between the first and 
second floor). The units have a common gable roof at a 6:12 slope, and a shake profile asphalt 
shingle roof surface. Walls are clad in horizontal siding and each pair of dwelling shares a 
single common gable projection clad in wall shingles. These units do not provide suitable 
context for a year 2012 RF12 / RF-9 / RF-9C zoned development because the units are not 
detached and do not have a roof area between the main and upper floors reducing exposed 
wall mass at the upper floor. 
 
East and south of the site are old urban /  old suburban homes built out over a time period 
spanning from the 1950's to the 1970's. The age distribution from oldest to newest is : 60 years 
old (13%), 50 years old (50%), 40 years old (38%), Most homes are in the 1000-1500 sq.ft. size 
range  Home size distribution in this area is as follows : under 1000 sq.ft. (13%), 1000-1500 
sq.ft. (63%), 2001-2500 sq.ft. (13%), 2501-3000 sq.ft. (13%), Styles found in this area include : 
"Old Urban" (75%), and "West Coast Traditional" (25%). Home types include : Bungalow (50%), 
Bungalow with above-ground basement (13%), Split Level (13%), Basement Entry (13%), 
Cathedral Entry (13%). There are no Two-Storey type homes. 
 
The massing scale found on neighbouring homes ranges from simple small low mass structures 
(63%), to mid-scale structures (13%), and high scale structures with box-like massing resulting 
from locating the upper floor directly above or beyond the floor below, thereby exposing the 
entire upper floor wall mass to street views (25%). The scale range for the front entrance 
element is : one storey (75%), 1.1/2 storey (25%).                           
 
Eighty nine percent of homes have a low slope roof (flat to 5:12). Main roof forms (largest truss 
spans) include : common hip (13%), common gable (75%), Dutch hip  (13%). Feature roof 
projection types include : none (13%), common hip (13%), common gable (63%), Dutch hip 
(13%). Roof surfaces include : tar and gravel (25%), interlocking tab type asphalt shingles 
(63%), and shake profile asphalt shingles (13%). 
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Main wall cladding materials include : horizontal cedar siding (38%), stucco cladding (50%), full 
height brick at front (13%). Feature veneers on the front façade include : no feature veneer 
(13%), brick (13%), stone (25%), horizontal cedar (50%). Wall cladding and trim colours include 
: Neutral (white, cream, grey, black) (46%), Natural (earth tones) (46%), Primary derivative (red, 
blue, yellow) (8%). 
 
A variety of landscaping standards are evident including : modest old suburban (50%), modest 
old urban (25%), average old urban (25%), none of which provide suitable modern context. 
Driveway surfaces include : no driveway (13%), gravel (25%), asphalt (63%). 
 
One hundred percent of homes can be considered 'non-context', and none are recommended 
for emulation. Rather, a new character area is proposed. 
 
 
1.2  Prevailing Features of the Existing and Surrounding Dwellings 

Significant to the Proposed Building Scheme: 
 

1) Context Homes: There are no suitable context homes. General context is to be provided 
from standards commonly found in new (post 2010) RF12, RF9 and RF9C 
developments in the City. 

2) Style Character : the existing "Old Urban" and "West Coast Traditional" style homes 
should not be emulated. The proposed style range is : “Neo-Traditional”, “Neo-Heritage”, 
"Traditional", and "Heritage".  

3) Home Types : There are no existing Two-Storey type homes in the area surrounding the 
subject site. However, it is expected that all new homes at the subject site will be Two-
Storey type. 

4) Massing Designs : Surrounding new homes do not provide suitable or desirable massing 
context for a year 2012 RF12, RF-9 and RF-9C site. 

5) Front Entrance Design : Front entrance porticos range from one to 1 ½ storeys in height 
on existing homes. However, in the RF9 and RF9C zones, the new dwellings will be of a 
scale that is suitable only for one storey high front entrance porches or one storey high 
front entrance verandas. A 1 ½ storey front entrance would be suitable however for 
RF12 zone homes on lots 1 -10 inclusive. 

6) Exterior Wall Cladding : A variety of wall cladding materials have been used in this area 
and a variety can be recommended, subject to meeting common new standards for 
RF12, RF9 and RF9C developments. 

7) Roof surface : Roof surfaces include tar and gravel and asphalt shingles. The 
recommendation will be to permit only shake profile asphalt shingles of a minimum 30 
year quality, accompanied by a raised ridge cap, for internal consistency. 

8) Roof Slope : Roof pitch 5:12 or lower on most existing homes. The proposal is to set the 
minimum roof slope to 8:12 with exceptions for some types of roof elements. 
 
 

Window/Door Details: Rectangular dominant. 
 
Streetscape: The subject site is located in a new growth area in transition to a modern 

urban area. There are two significant new multifamily sites in the area; and 
RM30 zone development recently serviced in which excavation has just 
begun and a recently completed RM15 Multifamily site characterized by 
attached units replicated in design, and differentiated only in colour. The 



multifamily home have a simple common gable roof with an asphalt 
shingle surface, horizontal siding, and a wood shingles accent. The 
remaining structures in this area are single family constructed on large RA 
zoned lots. The homes are either small simple old Bungalows, or are box-
like Cathedral Entry type homes with low slope roofs with asphalt shingle 
or tar and gravel surfaces. 

 
2.     Proposed Design Guidelines 
 
2.1   Specific Residential Character and Design Elements these Guidelines 

Attempt to Preserve and/or Create: 
 
 the new homes are readily identifiable as one of the following styles: “Neo-Traditional”, “Neo-

Heritage”, “Traditional”, or “Heritage”. Note that the proposed style range is not contained within the 
building scheme, but is contained within the residential character study which forms the basis for 
interpreting building scheme regulations. 

 a new single family dwelling constructed on any lot meets year 2000's design standards, which 
include the proportionally correct allotment of mass between various street facing elements, the 
overall balanced distribution of mass within the front facade, readily recognizable style-authentic 
design, and a high trim and detailing standard used specifically to reinforce the style objectives 
stated above. 

 trim elements will include several of the following: furred out wood posts, articulated wood post 
bases, wood braces and brackets, louvered wood vents, bold wood window and door trim, highly 
detailed gable ends, wood dentil details, stone or brick feature accents, covered entrance verandas 
and other style-specific elements, all used to reinforce the style (i.e. not just decorative). 

 the development is internally consistent in theme, representation, and character. 
 the entrance element will be limited in height (relative dominance) to one storey. 
 
 
2.2 Proposed Design Solutions: 

 
Interfacing Treatment No existing neighbouring homes provide suitable context for     

 with existing dwellings) the proposed RF-9, RF-9C, and RF-12 type homes at the 
subject site. Interfacing treatments are therefore not 
contemplated. 

 
 Exterior Materials/Colours: Stucco, Cedar, Vinyl, Hardiplank, Brick, and Stone. 
 

“Natural” colours such as browns, greens, clays, and other 
earth-tones, and “Neutral” colours such as grey, white, and 
cream are permitted. “Primary” colours in subdued tones such 
as navy blue, colonial red, or forest green can be considered 
providing neutral trim colours are used, and a comprehensive 
colour scheme is approved by the consultant. “Warm” colours 
such as pink, rose, peach, salmon are not permitted. Trim 
colours: Shade variation of main colour, complementary, 
neutral, or subdued contrast only. 

 
 Roof Pitch: Minimum 8:12. 
 
 
 



 Roof Materials/Colours: Shake profile asphalt shingles with a pre-formed (manufactured) 
raised ridge cap. The asphalt shingles should have a minimum 
30 year warranty, and be in grey, brown, or black colours only. 
Also, new environmentally sustainable roofing products, 
providing that aesthetic properties of the new materials are 
equal to or better than the traditional roofing products. Grey, 
brown, or brown only 

 
 In-ground basements: Permitted, subject to determination that service invert locations 

are sufficiently below grade. Basements will appear 
underground from the front. 

 
 Treatment of Corner Lots: Significant, readily identifiable architectural features are 

provided on both the front and flanking street sides of the 
dwelling, resulting in a home that architecturally addresses 
both streets. One-storey elements on the new RF-12 corner lot 
homes shall comprise a minimum of 40 percent of the width of 
the front and flanking street elevations of the single family 
dwelling. The upper floor shall be set back a minimum of 0.9 
metres [3'- 0"] from the one-storey elements. One-storey 
elements on the new RF9 and RF9C corner lot homes shall 
comprise a minimum of 20 percent of the width of the front and 
flanking street elevations of the single family dwelling. The 
upper floor shall be set back a minimum of 0.6 metres [2'- 0"] 
from the one-storey elements. 

 
 Landscaping: Moderate modern urban standard: Tree planting as specified on 

Tree Replacement Plan, and sod from the street to the front 
face of the home plus: 

 
  RF-12 lots:  minimum 17 shrubs of a minimum 3 gallon pot size. 

Corner lots shall have an additional 10 shrubs of a minimum 3 
gallon pot size, planted in the flanking street sideyard.  

 
  RF-9 and RF-9C lots:  minimum 12 shrubs of a minimum 3 

gallon pot size. Corner lots shall have an additional 8 shrubs of 
a minimum 3 gallon pot size, planted in the flanking street 
sideyard.  

 
  Driveways: exposed aggregate, interlocking masonry pavers, or 

stamped concrete. Broom finish concrete driveways permitted 
only on RF9 and RF9C lots where the driveway connects a rear 
garage to a rear lane. 

 
 
 Compliance Deposit: $5,000.00 
 
 Summary prepared and submitted by:    Tynan Consulting Ltd. Date: April 3, 2012 
 
 

     Reviewed and Approved by:       Date: April 3, 2012 
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CORPORATE REPORT  

 
 
 
 NO:  R215 COUNCIL DATE:  November 28, 2011
 
 

REGULAR COUNCIL 
 
TO: Mayor & Council DATE: November 22, 2011 
 
FROM: General Manager, Engineering FILE: 6520-20(SN) 
 
SUBJECT: South Newton NCP – 138 Street Realignment North of 60 Avenue - Funding 

Strategy 
 

 
RECOMMENDATION 
 
The Engineering Department recommends that Council: 
 

1. Receive this report as information; and 
 
2. Approve the funding strategy for the realignment of 138 Street north of 60 Avenue in the 

South Newton NCP as documented in this report. 
 
BACKGROUND 
 
At a Regular meeting on June 14, 1999 Council considered Corporate Report No. C426; 1999 and 
approved the South Newton Neighbourhood Concept Plan (NCP).  The NCP identified the need 
to realign 138 Street such that its intersection with 60 Avenue was further to the east so to avoid 
operational and safety concerns in relation to its spacing with the intersection of King George 
Boulevard and 60 Avenue.   
 
It was recognized that any proposed realignment of 138 Street would affect several properties and 
that a Class B watercourse would also likely be affected.  In this regard the NCP identified the 
need for “consolidation and a coordinated approach towards development” to “ensure compatibility 
and feasible development areas”.  The realignment of 138 Street as illustrated in the NCP is 
illustrated in Appendix I attached to this report. 
 
The ability to establish reasonable access to the neighbourhood north of 60th Avenue and east of 
King George Boulevard is constrained by topography and a significant watercourse.  It is 
considered necessary to maintain a connection of 138 Street with 60 Avenue since in the absence 
of such a connection, there would be only one access for the area to the north to 62 Avenue with 
no street connection to 60 Avenue.  The 138 Street road allowance through to 60 Avenue is also 
necessary for sanitary sewer servicing for the catchment area south of 60 Avenue and west of 
140 Street. 
 
The existing intersection of 138 Street with 60 Avenue was closed in 2007 as part of a widening of 
King George Boulevard in the vicinity of 60 Avenue.  Residents expressed concerns over this 
closure; however, due to operational and safety considerations, it was not possible to keep the 
connection open at that time.  Residents have been assured that the intersection of 138 Street with 
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60 Avenue would be reinstated by way of realignment of 138 Street in conjunction with 
development of the surrounding lots. 
 
DISCUSSION 
 
Development application 7903-0371-00 for the lot at 6110 – 138 Street was the first development to 
proceed in the area and provided a portion of the realignment of 138 Street.  Since that time, 
developers in the area have requested that the City review the original alignment and explore 
alternate means to phase and finance the new road.   
 
With a view to facilitating development in the area, staff has consulted with the affected land 
owners and has developed an alternate strategy for facilitating the 138 Street realignment.  The 
strategy involves: 
 

• Revising the originally proposed road realignment as contained in the NCP; 
• Defining the benefitting lands; 
• Determining the costs of the realignment; and 
• Allocating the costs of the property required for the road realignment on a proportionate 

basis to the benefitting lands. 
 
The road alignment was revised to a more practical and feasible alignment as illustrated on 
Appendix II to be implemented through the land development process.  The revised alignment 
also accommodates sanitary sewer servicing for lots to the south of 60 Avenue and allows for a 
walkway within the remaining portion of the 138 Street road allowance. 
 
The benefitting area was defined as the remaining developable lands adjacent to and in close 
proximity to 138 Street that are designated in the NCP for 15 upa townhouse development.  This 
area is illustrated on Appendix III.  The alternate method proposed is that at the time of rezoning 
each applicant for development of lands within the benefitting area will be required to provide a 
cash contribution to facilitate the acquisition of the lands necessary to establish the realigned 
road allowance.  The costs of constructing the road works and other engineering services within 
the road allowance would be borne by the properties abutting the road frontage as is typical for 
land development projects consistent with the Subdivision and Development Control By-law. 
 
As these lands are in close proximity to King George Boulevard, they will have excellent and direct 
access in and out of the neighbourhood.  In addition, the residential units will be within walking 
distance of the future B-Line transit service that is to become operational on King George 
Boulevard in 2012. 
 
Recommended Funding Strategy 
 
The proposed funding strategy to accomplish the 138 Street realignment north of 60 Avenue is as 
follows: 
 

• Each lot in the benefitting area as illustrated on Appendix III will make a cash 
contribution of $55,000 per net developable acre at the time of rezoning toward the costs 
of the property to establish the realignment of 138 Street; 

• The proceeds from the sale of the surplus portions of 138 Street will be allocated to the 
acquisition of the land necessary for the 138 Street realignment; 
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• The City will acquire the necessary land for the 138 Street realignment from each of 6018 – 
138 Street, 6064 – 138 Street, 13847 – 60 Avenue and 13819 – 60 Avenue; and 

• The City will fund the construction of a walkway in the remnant portion of the 138 Street 
road allowance. 

 
The owners of land within the benefitting area have agreed with this approach to funding the 
road realignment. 
 
The approach contemplated under the South Newton NCP, which anticipated the consolidation 
of lots within the benefitting area to achieve the road realignment is not considered to be 
workable from the perspective of landowners and developers in the area. 
 
SUSTAINABILITY CONSIDERATIONS 
 
The realignment of 138 Street will assist in completing the network of roads identified in the 
Newton NCP and provide the required connectivity to both 62 and 60 Avenues for the immediate 
neighbourhood.  This will assist in meeting the goals and objectives of the City’s Sustainability 
Charter; more particularly, creating a fully accessible city. 
 
CONCLUSION 
 
This report discusses a strategy to accomplish a necessary realignment of 138 Street north of 
60 Avenue in the South Newton NCP.  Based on the above discussion, it is recommended that 
Council approve the funding strategy for the realignment of 138 Street as documented in this 
report. 

 
 
 
Vincent Lalonde, P.Eng. 
General Manager, Engineering 

 
VL/DM/JB/PB/brb 
 
Appendix I - Original Realignment for 138 Street 
Appendix II - Revised Realignment for 138 Street 
Appendix III - 138 Street Realignment Catchment Area 
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