
City of Surrey
PLANNING & DEVELOPMENT REPORT

Application No.: 7917-0315-00
Planning Report Date:  December 21, 2020 

PROPOSAL:

 NCP Amendment to introduce a new land use 
designation: Cluster Residential 15-25 upa

 NCP Amendment from Cluster Residential 10-15 upa, 
Linkages, Proposed Flex Road 15 m and Drainage 
Corridor 5 m to Cluster Residential 15-25 upa, 
Linkages, and for changes to the road network and 
realignment of the Drainage Corridor 5 m

 Rezoning from RA to RM-30
 Development Permit
 Development Variance Permit

to permit the development of 194 townhouses.

LOCATION: 16498, 16560, 16578, 16538, 16550, 
16528, 16508, 16596 - 24 Avenue
16487 - 23 Avenue,

ZONING: RA 

OCP DESIGNATION: Urban 

NCP DESIGNATION: Cluster Residential 10-15 upa, 
Proposed Flex Road 15 m and 
Drainage Corridor 5 m
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RECOMMENDATION SUMMARY

 Bylaw Introduction and set date for Public Hearing for Rezoning.

 Approval to draft Development Permit for Form and Character.

 Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Proposing an amendment to the Sunnyside Heights Neighbourhood Concept Plan (NCP) from 
Cluster Residential 10-15 upa, Linkages, Proposed Flex Road 15 m and Drainage Corridor 5 m 
to Cluster Residential 15-25 upa, Linkages, and realignment of the Drainage Corridor 5 m.

 Proposing to reduce the setback requirements of the "Multiple Residential 30 Zone (RM-30)".

RATIONALE OF RECOMMENDATION

 The proposal partly complies with the Cluster Residential 10-15 upa, Linkages, Proposed Flex 
Road 15 m and Drainage Corridor 5 m designation in the Sunnyside Heights Neighbourhood 
Concept Plan (NCP). The proposal does require the introduction of a new Cluster Residential 
15-25 upa in the Sunnyside Heights Neighbourhood Concept Plan (NCP) to accommodate the 
proposed density. 

 The proposal complies with the General Urban designation in the Metro Vancouver Regional 
Growth Strategy (RGS).

 The proposed density and building form are appropriate for this part of Sunnyside Heights.

 The proposal complies with the Development Permit requirements in the Official Community 
Plan (OCP) for Form and Character.

 The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 
Sunnyside Heights Neighbourhood Concept Plan (NCP) and in accordance with the 
Development Permit (Form and Character) design guidelines in the OCP.

 The applicant will provide a density bonus amenity contribution consistent with the Tier 2 
Capital Projects Community Amenity Contributions (CACs), in support of the requested 
increased density.

 The proposed buildings achieve an attractive architectural built form, which utilizes high 
quality, natural materials, and contemporary lines. The street interface has been designed to a 
high quality to achieve a positive urban experience between the proposed building and the 
public realm.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. A Bylaw be introduced to rezone the subject site from "One-Acre Residential Zone (RA)" 
to "Multiple Residential 30 Zone (RM-30)" and a date be set for Public Hearing. 

2. Council authorize staff to draft Development Permit No. 7917-0315-00 generally in 
accordance with the attached drawings (Appendix I).

3. Council approve Development Variance Permit No. 7917-0315-00 (Appendix VI) varying 
the following, to proceed to Public Notification: 

(a) to reduce the minimum west setback of the RM-30 from 4.5 metres to 4.0 metres 
to the principal building face; and

(b) to reduce the minimum south setback of the RM-30 from 4.5 metres to 3.9 metres 
to the principal building face.

4. 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) resolution of all urban design issues to the satisfaction of the Planning and 
Development Department;

(d) submission of a finalized landscaping plan and landscaping cost estimate to the 
specifications and satisfaction of the Planning and Development Department;

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

(f) the applicant satisfy the deficiency in tree replacement on the site, to the 
satisfaction of the Planning and Development Department;

(g) the applicant provide a density bonus amenity contribution consistent with the 
Tier 2 Capital Projects CACs in support of the requested increased density, to the 
satisfaction of the General Manager, Planning and Development Department;

(h) provision of cash-in-lieu contribution to satisfy the indoor amenity space 
requirement of the RM-30 Zone, at the rate in effect at the time of Final Adoption;

(i) demolition of existing buildings and structures to the satisfaction of the Planning 
and Development Department; 
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(j) submission of an acoustical report for the units adjacent to 24 Avenue and 
registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures; 

 
(k) registration of a Section 219 Restrictive Covenant to specifically identify the 

allowable tandem parking arrangement and to prohibit the conversion of the 
tandem parking spaces into livable space; and 

 
(l) 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. 
 

5. Council pass a resolution to amend the Sunnyside Heights Neighbourhood Concept Plan 
(NCP) to introduce a new Cluster Residential 15-25 upa designation, and to redesignate 
the land from Cluster Residential 10-15 upa, Linkages, Proposed Flex Road 15 m and 
Drainage Corridor 5 m to Cluster Residential 15-25 upa, Linkages, and for changes to the 
road network and realignment of the Drainage Corridor 5 m when the project is 
considered for final adoption. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use NCP Designation Existing Zone 
 

Subject Site Single family dwellings and 
vacant land 

Cluster Residential 10-15 
upa, Linkages, Proposed 
Flex Road 15 m and 
Drainage Corridor 5 m 

RA 

North (Across 
24 Avenue): 

Vacant land, townhouses, 
and apartments (under 
construction) 

Multi-Use Pathway (8 m 
SROW), Multi-Family (30-
45 upa) and Multi-Family 
(65 upa) 

RA, RM-30 and 
CD (By-law No. 
19662) 

East (Across 
166 Street): 

Metro Vancouver Grandview 
Reservoir and South Surrey 
Operations Centre 

Civic Utility, Linkages, 
Buffer and Drainage 
Corridor 10 m 

RA 

South (Across 
23 Avenue): 

Edgewood Park Park / Open Space A-1 

West (Across 
165 Street): 

Townhouses  Cluster Residential 10-15 
upa, Multiple Residential 
15-25 upa, Linkages, 
Proposed Flex Road 15 m 
and Drainage Corridor 5 m 

RM-30 

 
Context & Background  
 
• The site is designated Urban in the OCP and Cluster Residential 10-15 upa, Linkages, Proposed 

Flex Road 15 m and Drainage Corridor 5 m in the Sunnyside Heights NCP. The site is 
comprised of 8 single family properties currently zoned "One-Acre Residential (RA) Zone". 
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 This 4.1-hectare site is bounded by four roads: 24 Avenue to the north, 23 Avenue to the south, 
166 Street to the east and 165 Street to the west. Both 23 Avenue and 165 Street are currently 
unopened and will be dedicated and constructed as part of this proposal.

 There are two townhouse sites to the west of the property, Edgewood Park to the south, 
Metro Vancouver Grandview Reservoir and South Surrey Operations Centre to the east and 
vacant land, townhouses, and apartments (under construction) to the north.

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing an amendment to the Sunnyside Heights NCP to introduce a new 
land use designation: Cluster Residential 15-25 upa and to redesignate the land from Cluster 
Residential 10-15 upa, Linkages, Proposed Flex Road 15 m and Drainage Corridor 5 m to 
Cluster Residential 15-25 upa, Linkages, and for changes to the road network and realignment 
of the Drainage Corridor 5 m, and to rezone the site from "One-Acre Residential (RA) Zone" 
to "Multiple Residential 30 Zone (RM-30)", a Development Permit for Form & Character and a 
Development Variance Permit for reduced setbacks. 

 The proposal is to permit the development of 194 townhouse units, with a proposed Floor 
Area Ratio (FAR) of 0.74 and unit density of 55.8 units per hectare (22.6 upa). Half (50%) of 
the units are proposed with a tandem garage arrangement, and the other half with double 
garages.

Proposed
Lot Area

Gross Site Area: 41,260 m²
Road Dedication: 6,510 m²
Net Site Area: 34,750 m²

Number of Lots: 1 lot
Building Height: 12.8 metres
Unit Density: 55.8 units per hectares (22.6 upa)
Floor Area Ratio (FAR): 0.74
Floor Area

Residential: 25,553 m²
Total: 25,553 m²

Residential Units:
2-Bedroom: 97
3-Bedroom: 97
Total: 194

Referrals

Engineering: The Engineering Department has no objection to the project 
subject to the completion of Engineering servicing requirements as 
outlined in Appendix II.
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School District: The School District has provided the following projections for 
the number of students from this development:

49 Elementary students at Pacific Heights Elementary School
31 Secondary students at Earl Marriott Secondary School

(Appendix III)

Parks, Recreation & 
Culture:

The applicant is requested to ensure CPTED principles are 
considered on units facing the greenway on 24 Avenue, and to work 
with Parks on a coordinated design for 23 Avenue, facing Edgewood 
Park.

Surrey Fire Department: No concerns.

Advisory Design Panel: The application was not subject to review by the ADP but was 
reviewed by staff, including the City Architect, and found 
satisfactory.

Transportation Considerations

 Vehicular access to the site is proposed at three locations: two accesses on 166 Street and one 
access on 165 Street.

 The applicant is required to dedicate and construct 165 Street and 23 Avenue, and there is 
additional road dedication on 24 Avenue, as follows:

o 24 Avenue: 10.6 metres, which includes a multi-use pathway
o 23 Avenue: 12.8 metres
o 165 Street: 20 metres on the southern half portion of the site

 The Sunnyside Heights NCP identifies a 15-metre wide Flex Road running centrally east-west 
through the site. As part of the review of this application, staff and the applicant worked to 
retain several trees along the original road alignment. The road was eliminated in lieu of a 
pedestrian pathway running parallel to the drainage corridor.

 The Sunnyside Heights NCP also identifies a Linkage along the northern property line of the 
site. This is accomplished through the dedication of a Multi-Use-Pathway along the south side 
of 24 Avenue, included in the road dedication requirements, as well as a 4.5-metre setback on 
the north portion of the site.

 The applicant is required to provide 388 residential parking spaces, and 39 visitor parking 
spaces, which meets the requirements of the Zoning By-law. The proposal includes half the 
units (94 units) with double garage arrangement, and half the units (94 units) with tandem 
garage arrangement. The required 39 visitor parking stalls are proposed to be distributed 
throughout the site.
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Parkland and/or Natural Area Considerations

 The Sunnyside Heights NCP identifies a 5-metres wide drainage corridor running east-west 
through the site. The drainage corridor was originally anticipated to be parallel to the new 
road. As part of the review of this application, the applicant and staff worked to retain several 
trees along the planned road alignment by eliminating the road and maintaining an east-west 
drainage corridor through the site. This corridor will be protected by a Restrictive Covenant, 
to ensure the area remains pervious.

 The drainage corridor will also feature a pathway to maintain the planned east-west 
pedestrian connection through the site.

 The total corridor width varies through the site but maintains a minimum 10 metres in width.

Sustainability Considerations

 The applicant has met all of the typical sustainable development criteria, as indicated in the 
Sustainable Development Checklist.

POLICY & BYLAW CONSIDERATIONS

Regional Growth Strategy

 The proposal complies with the General Urban designation in the Regional Growth Strategy 
(RGS).

Official Community Plan

Land Use Designation

 The proposal complies with the Urban designation in the Official Community Plan (OCP). 
The applicant proposes a unit density of 62 units per hectare. In NCP areas, a density of up to 
76 units per hectare is permitted for Urban designated properties located within a Secondary 
Plan. 

Themes/Policies

The proposed development is supported by the following policies in the Official Community Plan:

 A 1.1 Support compact and efficient land development that is consistent with the Metro 
Vancouver Regional Growth Strategy (RGS) (2011).

(The proposal complies with the site's General Urban designation in the RGS).

 A 1.2 Ensure that urban development occurs within the Urban Containment Boundary shown 
in Figure 17.

(The proposal is within the Urban Containment Boundary and within a planned 
Neighbourhood Concept Plan).
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 A 3.4 Retain existing trees and natural and heritage features in existing neighbourhoods, 
where possible, in order to preserve neighbourhood character and ecology.

(Efforts have been made to retain groups of significant trees along the drainage corridor 
alignment, in the southwest portion of the site and smaller groups in other areas of the site).

 B 4.6 Direct higher residential densities to locations within walking distance of 
neighbourhood centres, along main roads, near transit routes and adjacent to major parks or 
civic amenities.

(There is a transit route on the abutting 24 Avenue, which is an arterial road, and a park 
directly across the street to the south, on 23 Avenue).

 B 4.7 Design  housing units to front directly onto public streets and/or public spaces, in order 
to facilitate a safe, welcoming, public streetscape and public realm.

(The proposal is bounded by 4 streets, and units face the streets on all streets).

 B 4.29 Where necessary, provide pedestrian connections mid-block or through private and/or 
strata developments to facilitate neighbourhood access to transit stops, shops, local services 
and amenities. Connect on-site pathways on private property with public walkways and 
streets.

(A public pathway is proposed that will run east-west through the site in lieu of the 
originally planned road connection, in an effort to retain a significant number of trees while 
still preserving pedestrian connectivity).

 B 6.1 Ensure high-quality and sustainable urban design through the implementation of 
Development Permit Areas and Guidelines, as set out in DP1 Of the Implementation Section 
of this Official Community Plan.

(The proposal follows the DP1 guidelines for Form & Character Development Permit).

 B 6.4 Ensure new development responses to the existing architectural character and scale of 
its surroundings, creating compatibility between adjacent sites and within neighbourhoods.

 B 6.6 Design buildings to enhance the activity, safety and interest of adjacent public streets, 
plazas, and spaces (…).

(The proposal is consistent with other developments in the neighbourhood regarding 
building character, scale and setbacks, and has units facing all four streets and providing 
active frontage for Edgewood Park to the south, and the South Surrey Operations Centre to 
the east).

 C 2.7 Consider modifying infrastructure requirements to respond specifically to special 
considerations such as crossing riparian areas or significant tree retention.

 C 2.15 Reduce the impacts of transportation infrastructure on the natural environment 
including watercourses, vegetation, trees, agriculture and conservation lands by: (…) – 
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Modifying road layouts and cross sections, where feasible, to protect significant trees and 
natural areas.

(The east-west road that was originally planned in the NCP has been eliminated in an effort 
to retain trees along the corridor. Pedestrian connectivity has been maintained through a 
public pathway through the proposed development).

 D 1.7 Develop and implement strategies for protecting and enhancing biodiversity throughout 
Surrey, such as: (…) – Retaining and protecting significant trees and undisturbed natural 
vegetation areas through the development process and the implementation of Surrey's Tree 
Protection By-law (as amended) and other regulatory by-laws to achieve the City's 
conservation objectives; - Encourage the clustering of development to achieve conservation 
objectives; (…).

 D 3.3 Maximize the retention of existing native vegetative cover on development sites to help 
provide environmental benefits by controlling development-cause erosion and runoff.

(The proposal includes over 30% of the site as open space and the retention of significant 
groups of trees, for a total of 72 retained trees, representing 24% tree retention [excluding 
Alders and Cottonwoods]).

Secondary Plans

Land Use Designation

 The applicant is proposing an amendment to the Sunnyside Heights NCP to introduce a new 
land use designation: Cluster Residential 15-25 upa and to redesignate the land from Cluster 
Residential 10-15 upa, Linkages, Proposed Flex Road 15 m and Drainage Corridor 5 m to 
Cluster Residential 15-25 upa, Linkages, and for changes to the road network and realignment 
of the Drainage Corridor 5 m. 

 The proposal partly complies with the Cluster Residential 10-15 upa, Linkages, Proposed Flex 
Road 15 m and Drainage Corridor 5 m designation in the Sunnyside Heights Neighbourhood 
Concept Plan (NCP). The proposal maintains the Linkages that are shown, realigns the 
Drainage Corridor 5 m, and provides 30% of green space and significant tree retention which 
is consistent with the objectives of the NCP. 

 The proposed amendments include the elimination of an east-west Flex Road, and to  
redesignate the site to from Cluster Residential 10-15 upa to Cluster Residential 15-25 upa, 
which necessitates the introduction of a new NCP designation of Cluster Residential 15-25 
upa.

Amendment Rationale

 The elimination of the road allows for retention of several good quality trees along the 
original road alignment.

 Over 30% of the site is proposed to be retained as green space, as was the intent under the 
original Cluster Residential 10-15 upa designation. However, the overall unit density on the 
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site is proposed to be 23 units per acre, which cannot be accommodated under the current 
designation.

 The new designation will allow for 30% of the site to be retained as green space which will 
include significant tree retention, with an overall unit density of 15-25 units per acre, which is 
consistent with the unit density that is being proposed or achieved on other developments in 
the area.

 The applicant has agreed to provide a density bonus amenity contribution consistent with the 
Tier 2 Capital Projects CACs in support of the requested increased density. The amount will 
be confirmed prior to Final Adoption.

Themes/Objectives

 The NCP Cluster Designation locations were determined by the high value tree stand 
locations in the plan area. Through the Cluster Residential Designation, properties will be 
required to protect between 30% and 40% Open Space. In exchange, the density from the land 
provided for open space will be transferred to the remaining portion of the development, thus 
allowing for a higher net density.

(The proposal includes over 30% open space and the retention of significant groups of trees, 
for a total of 69 retained trees, representing 24% tree retention [excluding Alders and 
Cottonwoods]).

 Land consolidation areas have been identified in the NCP to help advise future developers of 
the consolidation requirement, to ensure compatibility and feasible development areas, and to 
achieve an equitable distribution of road dedication and construction costs amongst 
properties.

(The proposal achieves the required land consolidation for a feasible and equitable 
development).

 Design Principles:
o Sense of Place & Identity:

 Principle #1: Maintain community identity and character through the retention, 
wherever possible, of trees and vegetation of environmental significance, integration 
of heritage features into design and identification of places, respect for ALR, and 
protection of key view corridors of mountains and water at the viewpoints along the 
Grandview Ridge Trail.

(The proposal proposes significant tree retention with 70 trees proposed for 
retention and over 30% of the site as open space).

 Principle #2: Design spaces for gathering that are accessible, provide amenities 
(public art, benches etc.) and promote social interaction.

(The proposal includes seating areas at all four corners of the site, as well an 
east-west pathway with accessible amenities through the site).

o Natural Environment:
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 Principle #3: Enhance the natural environment through maximum retention of 
valuable trees and natural areas, clustering of development and promoting natural 
drainage systems.

(The proposal includes significant tree retention with 70 trees proposed for retention 
and over 30% of the site to be set aside as open space. The proposal also allows for 
the east-west drainage corridor shown in the NCP to be achieved).

o Livability & Connection:
 Principle #5: Promote a healthy community by development of a highly walkable 

community with pedestrian networks interconnecting with trails, parks, and 
corridors. 

(The proposal includes the dedication for a multi-use pathway along the south side 
of 24 Avenue, as well as a pedestrian east-west connection through the site, adjacent 
to the drainage corridor).

 Principle #7: Provide a range of housing types, densities, and forms to allow a range of 
housing choices for people across the spectrum of income, ability, family type and 
age.

(The proposal includes 50% tandem garage and 50% double garage units, with all the 
double garage units being 3-bedroom units and all the tandem units being 2-bedroom 
units).

o Safety:
 Principle #8: Support crime reduction by using CPTED practices in design 

considerations for all developments. 
 Principle #9: Enhance public safety and promote social interaction in 

neighbourhoods, by designing dwellings to provide "eyes on the public realm". 

(The proposal has units facing all streets and several pathways running through the 
site to increase visual surveillance ).

Zoning Bylaw

 The applicant proposes to rezone the subject site from "One-Acre Residential Zone (RA)" to 
"Multiple Residential 30 Zone (RM-30)".

 The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning Bylaw, including the "Multiple Residential 30 Zone (RM-30)" and 
parking requirements. 

RM-30 Zone (Part 22) Permitted and/or Required Proposed
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RM-30 Zone (Part 22) Permitted and/or Required Proposed
Unit Density: 75 dwellings units per hectare 

(30 upa)
61 dwelling units per hectare 
(25 upa)

Floor Area Ratio: 1.00 0.81
Lot Coverage: 45% 40%
Yards and Setbacks

North: 4.6 m
East: 4.5 m
South: 3.96 m (DVP)
West:

4.5 m

4.0 m (DVP)
Height of Buildings

Principal buildings: 13 m 12.8 m
Accessory buildings: 11 m for amenity buildings and 

4.5 m for all other buildings 7.3 m amenity building

Amenity Space
Indoor Amenity:

3 m² per unit = 582 m²

The proposed 324 m2 + CIL of 
$129,000 meets the Zoning 
Bylaw requirement.
(amount to be revised, and 
payable at the rate in effect at the 
time of Final Approval)

Outdoor Amenity: 3 m² per unit = 582 m² The proposed 726 m2 exceeds 
the Zoning Bylaw requirement.

Parking (Part 5) Required Proposed
Number of Stalls

Residential: 2 per unit = 388 388
Residential Visitor: 0.2 per unit = 39 39
Total: 427
Tandem (%): 50% 50 % (97 units)

Bicycle Spaces
Residential Visitor: n/a 1 bike rack next to the indoor 

amenity space

Setback Variances

 The applicant is requesting the following variances:

(a) to reduce the minimum west setback of the RM-30 from 4.5 metres to 4.0 metres 
to the principal building face; and

(b) to reduce the minimum south setback of the RM-30 from 4.5 metres to 3.9 metres 
to the principal building face.

 The proposed setbacks on the western portion of the site are for two buildings, to help 
accommodate tree protection zones within the site.
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 The proposed setback on the southern portion is for one unit only, on the southwest portion 
of the site, white the remainder of the units on 23 Avenue setback 4.5 metres .

 Staff support the requested variances to proceed for consideration.

Capital Projects Community Amenity Contributions (CACs)

 On December 16, 2019, Council approved the City’s Community Amenity Contribution and 
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report 
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated 
Density Bonus Policy to offset the impacts of growth from development and to provide 
additional funding for community capital projects identified in the City’s Annual Five-Year 
Capital Financial Plan.

 The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The 
contribution rates will be introduced based on a three-phase schedule, with rates increasing 
as of January 1, 2021. The proposed development will be required to pay the rates that are 
applicable at the time of Building Permit issuance.

 The proposed development will also be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the Secondary Plan designation.

 The applicant will be required to provide a cash contribution in order to satisfy the proposed 
Secondary Plan Amendment. The applicable contribution will be confirmed prior to Final 
Adoption of the Rezoning By-law.

Public Art Policy

 The applicant will be required to provide public art, or register a Restrictive Covenant 
agreeing to provide cash-in-lieu, at a rate of 0.25% of construction value, to adequately 
address the City’s needs with respect to public art, in accordance with the City’s Public Art 
Policy requirements. The applicant will be required to resolve this requirement prior to 
consideration of Final Adoption.

PUBLIC ENGAGEMENT

 Pre-notification letters were sent on December 04, 2019, and the Development Proposal Signs 
were installed on March 27, 2020. Staff received 1 response from neighbour who was seeking 
information on the proposal. 

 The subject development application was reviewed by the Grandview Heights Stewardship 
Association and the Little Campbell Watershed Society. The Little Campbell Watershed 
Society has provided the following comments:

We support retaining as much of the native arboreal biomass as possible and having room to 
allow for as much canopy restoration over time as possible.
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DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

 The proposed development is subject to a Development Permit for Form and Character and is 
also subject to the urban design guidelines in the Sunnyside Heights Neighbourhood Concept 
Plan (NCP).

 The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Sunnyside Heights 
Neighbourhood Concept Plan (NCP).

 The applicant has worked with staff to address tree preservation and grading concerns, 
resulting in a good public realm interface.

 The proposed 194 ground-oriented townhouse units will be comprised of 97, 3-bedroom, 
double garage units, and 97, 2-bedroom tandem units, located within 33 buildings. These 
buildings will have between 2 and 10 units in each building.

 Each unit has a distinct entry and unique visual identities. The variation of exterior finishes 
and horizontal and vertical rhythms reinforces the distinctness of each unit. The proposed 
development is comprehensively designed and is appropriate in scale and density to the 
existing neighbourhood context. The units have been organized to respond to the street 
frontages.

 Building materials include hardie and vinyl siding, as well as brick veneer. The colour scheme 
is shades of grey, beige and brown.

Landscaping

 Landscaping is provided along all property lines and incorporates the 72 trees proposed for 
retention. Landscaping is also provided between buildings and at the site entrances.

 There are several internal walkways to connect the buildings and the outdoor spaces.

 The new trees on the site will consist of a variety of trees including Vine Maple, Bowhall Red 
Maple, Japanese Maple, Jacquemontii Birch, Red Bud, Satomi Dogwood, Shrubby Althea, 
Galaxy Magnolia, Mount Fuji Cherry, Red Oak, Laceleaf Sumac, Japanese Snowbell, Douglas 
Fir, Serbian Spruce and Emerald Green Cedar, as well as a variety of shrubs.
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Indoor Amenity 

 The Zoning By-law requires a minimum of 3 square metres per unit of indoor amenity space, 
for a total of 582 square metres. The applicant proposes to provide 324 square metres of built 
indoor amenity space and provide a cash-in-lieu contribution for the remainder, as permitted 
in the Zoning By-law.

 The contribution will be approximately $129,000 and will be payable at the rate in effect at the 
time of Final Adoption.

 The amenity building is proposed in the central-west portion of the site, close to one of the 
entrances, adjacent to the drainage corridor and the outdoor amenity space. It is a two-storey 
building, with three visitor stalls nearby and a large green space.

 The amenity space is proposed with a kitchen, lounge space and accessible bathroom 
proposed on each floor. The lower floor also accommodates the mailroom and a patio.

Outdoor Amenity 

 The Zoning By-law requires a minimum of 3 square metres per unit, for a total of 582 square 
metres. The applicant proposes to provide 726 square metres of outdoor amenity space.

 The outdoor amenity space is located throughout the site, taking advantage of the green 
spaces between trees, mainly along the east-west treed drainage corridor central to the site.

 The outdoor amenity includes a gathering space with a firepit just east of the indoor amenity 
space, and continues east with a sandpit play area, a children's active area, and an outdoor 
gym with some equipment and some resting areas with benches. There are also seating areas 
at all four corners of the property.

Outstanding Items

 There are a limited number of Urban Design items that remain outstanding, and which do not 
affect the overall character or quality of the project. These generally include the resolution of 
grading and street interface along the northwest portion of the site.

 The applicant has been provided a detailed list identifying these requirements and has agreed 
to resolve these prior to Final Approval of the Development Permit, should the subject 
application be supported by Council.

TREES

 Jeff Ross, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist 
Assessment for the subject property. The table below provides a summary of the tree 
retention and removal by tree species:
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Table 1: Summary of Tree Preservation by Tree Species:
Tree Species Existing Remove Retain

Alder and Cottonwood Trees

Alder / Cottonwood 153 152 1
Deciduous Trees 

(excluding Alder and Cottonwood Trees)
Almond 1 1 0
Apple 3 3 0

Beech, European 1 0 1
Birch, Paper 10 9 1

Cherry, Bitter 1 1 0
Cherry, Japanese 2 2 0

Cherry 6 6 0
Dogwood, Pacific 1 1 0

Dogwood, Variegated 1 1 0
Horsechestnut 1 1 0
Maple, Bigleaf 26 22 4
Maple, Vine 1 1 0

Magnolia 1 1 0
Oak, Pin 1 1 0

Walnut, English 2 2 0
Coniferous Trees

Cedar, Western Red 54 45 9
Cedar, Deodar 1 1 0
Cedar, Zabrina 1 1 0

Cypress, Lawson 2 2 0
Cypress, Sawara 8 8 0

English Holly 2 2 0
Western Hemlock 7 7 0

Douglas Fir 140 86 54
Pine, Black 1 1 0

Redwood, Giant 1 1 0
Spruce, Norway 1 1 0

Spruce, Sitka 2 2 0
Yew, Pacific 1 1 0

Total (excluding Alder and 
Cottonwood Trees) 279 210 69

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 377

Total Retained and Replacement Trees 447

Contribution to the Green City Fund $78,000
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 The Arborist Assessment states that there is a total of 279 mature trees on the site, excluding 
Alder and Cottonwood trees.  153 existing trees, approximately 35 % of the total trees on the 
site, are Alder and Cottonwood trees. It was determined that 70 trees can be retained as part 
of this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading. 

 The proposed alignment of the sidewalk on 165 Street and 23 Avenue was altered in order to 
maximize tree preservation on the site. 

 For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other 
trees. This will require a total of 572 replacement trees on the site.  Since only 377 replacement 
trees can be accommodated on the site , the deficit of 195 replacement trees will require a 
cash-in-lieu payment of $78,000, representing $400 per tree, to the Green City Fund, in 
accordance with the City’s Tree Protection Bylaw.

 Some individual trees were retained, and there was an effort to retain large stands of trees 
together, particularly in the central and southern portion of the site.

 In summary, a total of 447 trees are proposed to be retained or replaced on the site with a 
contribution of $78,000 to the Green City Fund.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Survey Plan, Site Plan, Building Elevations and Landscape Plans 
Appendix II. Engineering Summary 
Appendix III. School District Comments 
Appendix IV. Summary of Tree Survey and Tree Preservation
Appendix V. NCP Plan
Appendix VI. Development Variance Permit No. 7917-0315-00

approved by Shawn Low

Jean Lamontagne
General Manager
Planning and Development
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NOTE: Detailed Land Development Engineering Review available on file 
 

 

INTER-OFF ICE  MEMO

 

 

TO: Manager, Area Planning & Development 
- South Surrey Division 
Planning and Development Department 

 

FROM: Development Engineer, Engineering Department 
 

DATE: November 25, 2020 PROJECT FILE: 7817-0315-00 
 

 

RE: Engineering Requirements 
Location: 16487 23 Ave; 16498 24 Ave;  16560 24 Ave; 16578 24 Ave; 16538 24 Ave;        
16550 24 Ave;  16528 24 Ave;  16508 24 Ave;  and  16596 24 Ave. 
 

NCP AMENDMENT 
 

There are no engineering requirements relative to the NCP Amendment. 
 

REZONE & SUBDIVISION 
 

Property and Right-of-Way Requirements 

• Dedicate 10.642 metres along 24 Avenue; 

• Dedicate 12.50 metres along 23 Avenue; 

• Dedicate 3.0-metre x 3.0-metre corner cut at the intersection of 166 Street and 23 Avenue; 

• Dedicate 5.0-metre x 5.0-metre corner cut at the intersection of 24 Avenue and 167 Street; 
• Register 0.50 metre statutory right-of-way (SRW) along all road frontages. 

 

Works and Services 

• Construct 165 Street to local road standard; 

• Construct 166 Street to local road standard; 

• Construct 24 Avenue MUP to multi-use pathway standard; 
• Construct 23 Avenue to local road standard; 

• Construct drainage, water, and sanitary service connections, complete with inspection 
chambers and water meter, to the lot. Any existing service connections are to be 
abandoned; 

• Construct drainage, water, and sanitary mains along road frontages required to service the 
site. 

 

A Servicing Agreement is required prior to Rezone & Subdivision. A processing fee of $45,822.00 is 
required. 
 

DEVELOPMENT PERMIT & DEVELOPMENT VARIANCE PERMIT 
 

There are no engineering requirements relative to issuance of the Development Permit/ 
Development Variance Permit. 
 
 
 
 
Tommy Buchmann, P.Eng. 
Development Engineer 
M51 
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School Enrolment Projections and Planning Update:

The following tables illustrate the enrolment projections (with current/approved ministry

capacity) for the elementary and secondary schools serving the proposed development.

THE IMPACT ON SCHOOLS

APPLICATION #: 17 0315 00

 

SUMMARY

The proposed    194 townhouse units Pacific Heights Elementary
are estimated to have the following impact

on the following schools:

Projected enrolment at Surrey School District for this development:

Elementary Students: 49
Secondary Students: 31

September 2020 Enrolment/School Capacity

Pacific Heights Elementary
Enrolment (K/1‐7): 106 K + 474  

Operating Capacity (K/1‐7)  76 K + 512
   

Earl Marriott Secondary
Enrolment  (8‐12): 1882 Earl Marriott Secondary
Capacity  (8‐12): 1500  
   

 

Projected population of school‐age children for this development: 97

Population : The projected population of children aged 0‐19 Impacted by the development.

Enrolment:  The number of students projected to attend the Surrey School District ONLY.  

Secondary Students: 392

Total New Students: 392

In March 2020, a new twelve‐classroom addition opened at Pacific Heights Elementary.  As of 

September 2020, school enrolment was below the new school capacity of 588 by 8 students.  

The new Edgewood Elementary, located at 16666 23rd Avenue (Sunnyside Heights NCP), targeted 

to open early 2021 will reduce the existing Pacific Heights catchment by almost half.  As part of the 

District’s boundary change process, the District consulted with the school community in the fall 

2019 to determine the required boundary changes within this Grandview Heights community. The 

10‐year projections indicate that the growth trend will continue to be strong and Pacific Heights 

Elementary will surpass 100% occupancy by 2024, even with a smaller catchment.  

 

To relieve the pressure at Earl Marriot, a new 1500 capacity high school, Grandview Heights 

Secondary, located on 26th Ave next to the existing Pacific Heights Elementary is currently in 

construction; and targeted to open September 2021; which will provide some enrolment relief to 

both Earl Marriott and Semiahmoo Secondary schools.   Pacific Heights will feed the new 

secondary school.   

 

    Planning
December 15, 2020

* Nominal Capacity is estimated by multiplying the number of enrolling spaces by 25 students.

Maximum operating capacity is estimated by multipying the number of enrolling spaces by 27 students.                                                                        
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MIKE FADUM AND ASSOCIATES LTD. 
VEGETATION CONSULTANTS 

Mike Fadum and Associates Ltd. 
#105, 8277-129 Street, Surrey, BC, V3W 0A6 

Phone 778-593-0300 Fax 778-593-0302 

Tree Preservation Summary 
Surrey Project No: 17-0315-00 
Address:  16487-23 Avenue and 16498, 16508, 16528, 16538, 16550, 16560, 16578-24 Avenue, Surrey, 
BC 
Registered Arborist:  Jeff Ross #PN-7991A 

 
On-Site Trees Number of Trees 

Protected Trees Identified 
(on-site and shared trees, including trees within boulevards and proposed streets 
and lanes, but excluding trees in proposed open space or riparian areas) 

432 

Protected Trees to be Removed 362 
Protected Trees to be Retained 
(excluding trees within proposed open space or riparian areas) 

70 

Total Replacement Trees Required:  
 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
152 X one (1) = 152 

 
 

- All other Trees Requiring 2 to 1 Replacement Ratio 
  210 X two (2) = 420 

572 

Replacement Trees Proposed 377 
Replacement Trees in Deficit 195 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] NA 

 
Off-Site Trees Number of Trees 

Protected Off-Site Trees to be Removed 2 
Total Replacement Trees Required:  
 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
1 X one (1) = 1 

 
 

- All other Trees Requiring 2 to 1 Replacement Ratio 
1 X two (2) = 2 

3 

Replacement Trees Proposed NA 
Replacement Trees in Deficit NA 

 
Summary report and plan prepared and submitted by:  Mike Fadum and Associates Ltd. 

Signature of Arborist:     
Date:  December 8, 2020 
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GENERAL NOTES:

· REASSESS ALL RETAINED TREES WITH FINAL

BUILDING AND CONSTRUCTION PLANS.

· ALL EDGE TREES TO UNDERGO AN EDGE TREE

RISK ASSESSMENT.

· ALL RETAINED TREES TO BE REASSESSED FOR

RISK RATING WITH FINAL DEVELOPMENT.

REMOVAL OR MODIFICATION OF RED ALDER AND

BLACK COTTONWOOD IS ANTICIPATED.

· PROJECT ARBORIST TO IDENTIFY STUMPS TO BE

LEFT IN GROUND AT TIME OF LAND CLEARING.

· PROJECT ARBORIST TO DIRECT EXCAVATION

INSIDE TPZ'S AND ADJACENT TO TPZ's AND

REASSESS TREES AT THIS TIME.

· ALL WALKWAYS / PATHWAYS THAT ENTER TPZ'S

MUST BE CONSTRUCTED ABOVE GRADE WITH NO

EXCAVATION INSIDE THE TPZ.
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CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.:  7917-0315-00

Issued To:

Address of Owner:

Issued To: City of Surrey

Address of Owner: 13450 – 104 Avenue
Surrey, BC  V3T 1V8

(collectively referred to as the Owner")

1. This development variance permit is issued subject to compliance by the Owner with all 
statutes, by-laws, orders, regulations or agreements, except as specifically varied by this 
development variance permit.

2. This development variance permit applies to that real property including land with or 
without improvements located within the City of Surrey, with the legal description and 
civic address as follows:

Parcel Identifier:  007-977-450
Lot 1 Section 13 Township 1 New Westminster District Plan 19720

16498 - 24 Avenue

Parcel Identifier:  007-420-811
Lot 34 Section 13 Township 1 New Westminster District Plan 36854

16487 - 23 Avenue

Parcel Identifier:  011-386-321
West 105 Feet Lot "B" Section 13 Township 1 New Westminster District Plan 9408

16560 - 24 Avenue

Parcel Identifier:  003-970-060
Lot "B" Except: West 105 Feet, Section 13 Township 1 New Westminster District Plan 9408

16578 - 24 Avenue

APPENDIX VI



- 2 -

Parcel Identifier:  011-386-371
West 50 Feet Lot "C" Section 13 Township 1 New Westminster District Plan 9408

16538 - 24 Avenue

Parcel Identifier:  000-506-427
Lot "C" Except: West 50 Feet, Section 13 Township 1 New Westminster District Plan 9408

16550 - 24 Avenue

Parcel Identifier:  006-154-913
Lot "D" Section 13 Township 1 New Westminster District Plan 9197

16528 - 24 Avenue

Parcel Identifier:  011-382-015
Lot "E" Section 13 Township 1 New Westminster District Plan 9197

16508 - 24 Avenue

Parcel Identifier:  011-386-282
Lot A Section 13 Township 1 New Westminster District Plan 9408 Except Plan EPP59432

16596 - 24 Avenue

(the "Land")

3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert 
the new legal description for the Land once titles have been issued, as follows:

Parcel Identifier:  
____________________________________________________________

(b) If the civic addresses change, the City Clerk is directed to insert the new civic 
address for the Land, as follows:

_____________________________________________________________

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

(a) In Subsection F. Yards and Setbacks of Part 22 Multiple Residential 30 Zone, the 
minimum west setback is reduced from 4.5 metres to 4.0 metres; and

(b) In Subsection F. Yards and Setbacks of Part 22 Multiple Residential 30 Zone, the 
minimum south setback is reduced from 4.5 metres to 3.9 metres.
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5. This development variance permit applies to only the portion of the Land shown on 
Schedule A which is attached hereto and forms part of this development variance permit.  
This development variance permit does not apply to additions to, or replacement of, any 
of the existing buildings shown on attached Schedule A, which is attached hereto and 
forms part of this development variance permit.

6. The Land shall be developed strictly in accordance with the terms and conditions and 
provisions of this development variance permit.  

7. This development variance permit shall lapse if the Owner does not substantially start any 
construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued.

8. The terms of this development variance permit or any amendment to it, are binding on all 
persons who acquire an interest in the Land. 

9. This development variance permit is not a building permit.

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE       DAY OF           , 20  .
ISSUED THIS      DAY OF            , 20  .

______________________________________
Mayor – Doug McCallum

______________________________________
City Clerk – Jennifer Ficocelli
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