
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7919-0192-00 
 

Planning Report Date:  March 9, 2020  

PROPOSAL: 

• OCP Amendment from Suburban to Urban 

• LAP Amendment for a portion from Low Density 
Townhouses 12-15 UPA Gross to Townhouse 15-20 
UPA Gross 

• Rezoning from RA to CD (based on RM-15) 

• Development Permit 

to permit the development of 34 townhouses.  

LOCATION: 9762 - 182A Street 

ZONING: RA  

OCP DESIGNATION: Suburban  

LAP DESIGNATION: Low Density Townhouses 12-15 
UPA Gross 
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RECOMMENDATION SUMMARY 
 

• Bylaw Introduction and set date for Public Hearing for: 

• OCP Amendment; and 

• Rezoning. 
 

• Approval to draft Development Permit for Form and Character. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing an OCP Amendment from Suburban to Urban. 
 

• Proposing an Abbey Ridge Local Area Plan (LAP) Amendment for a portion of the subject site 
from "Low Density Townhouse 12-15 UPA Gross" to "Townhouse 15-20 UPA Gross". 

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposed amendment to the Official Community Plan (OCP) to redesignate the subject 
site from "Suburban" to "Urban" is consistent with the Abbey Ridge Local Area Plan’s 
anticipated land use designation for this area. 
 

• The proposed amendment to the Abbey Ridge Local Area Plan (LAP) to redesignate a portion 
of the subject site from "Low Density Townhouse 12-15 UPA Gross" to "Townhouse 15-20 UPA 
Gross" will accommodate 34 townhouse units at a gross density of 17 UPA. The proposed 
increase in density accommodates a more efficient site plan, while still being consistent with 
the land use intent of the Abbey Ridge LAP, by providing ground-oriented multifamily 
residences, with appropriate density transition, tree retention, and buffering along major 
highways.  
 

• The applicant has worked with staff and the Fraser Heights Community Association (FHCA) 
to ensure appropriate interface treatment, tree retention, and additional visitor parking. The 
FHCA has indicated that they no objection to the proposal. 

 

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

• All of the proposed townhouse units feature double side-by-side garages, no tandem parking 
is proposed. Some of the units include full length driveways, which can accommodate 
additional parking, and a total of 11 visitor parking stalls are proposed, which exceeds the 
7 stalls required under the Zoning By-law. 

 

• The proposed architectural design of the project is intended to complement the emerging 
residential character developing through new single-family homes and townhouses in the 
Abby Ridge neighbourhood.  

 

• The proposal retains a cluster of 4 mature trees within an outdoor amenity area along 
182A Street. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A Bylaw be introduced to amend the OCP Figure 3: General Land Use Designations for 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 475 of the Local Government Act. 

 
3. A Bylaw be introduced to rezone the subject site from "One-Acre Residential Zone (RA)" 

to "Comprehensive Development Zone (CD)" and a date be set for Public Hearing.  
 
4. Council authorize staff to draft Development Permit No. 7919-0192-00 generally in 

accordance with the attached drawings (Appendix I). 
 
5. 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 road dedication plan to the satisfaction of the Approving Officer; 
 
(c) approval from the Ministry of Transportation & Infrastructure; 

 
(d) resolution of all urban design issues to the satisfaction of the Planning and 

Development Department; 
 
(e) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(f) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(g) the applicant satisfy the deficiency in tree replacement on the site, to the 

satisfaction of the Planning and Development Department;  
 

(h) provision of a density bonus amenity contribution consistent with the City’s 
Capital Projects Community Amenity Contribution (CAC) and Density Bonus 
Program; 

 
(i) demolition of existing buildings and structures to the satisfaction of the Planning 

and Development Department;  
 

(j) submission of an acoustical report for the units adjacent to the Golden Ears 
Connector and registration of a Section 219 Restrictive Covenant to ensure 
implementation of noise mitigation measures; 
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(k) 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;  
 

(l) registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to the City’s Affordable Housing Strategy, to the satisfaction of 
the General Manager, Planning & Development Department; and 

 
(m) registration of a Section 219 Restrictive Covenant to adequately address the City’s 

needs to alert future owners of site access restrictions for future maintenance of 
the sanitary main running through the site.  

 
6. Council pass a resolution to amend the Abbey Ridge Local Area Plan (LAP) to redesignate 

a portion of the subject site from "Low Density Townhouse 12-15 UPA Gross" to 
"Townhouse 15-20 UPA Gross", as shown in Appendix VI, when the project is considered 
for final adoption. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use LAP Designation Existing Zone 
 

Subject Site Vacant treed 
acreage. 

Low Density 
Townhouses 12-15 
UPA Gross 

RA 

North: 
 

Vacant treed lot 
owned by 
TransLink. 

Landscape Buffer IL 

East (Across Excess TransLink 
Owned land and Golden Ears 
Connector): 
 

Vacant lot with 
detention pond. 

Industrial in the 
OCP 

IL 

South: 
 

Single family 
dwelling on treed 
acreage.  

Low Density 
Townhouses 12-15 
UPA Gross 

RA 

West (Across 182A Street): Recently created 
vacant small single 
family lots.  

Urban Residential 
8-10 UPA 
Transition 

CD (By-law No. 
19215) 

 
Context & Background  
 

• The subject site is located at 9762 – 182A Street and is approximately 8,022 square metres in 
area.  The site is designated Low Density Townhouses 12-15 UPA Gross in the Abbey Ridge 
LAP and is designated Suburban in the OCP.  
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant proposes an Official Community Plan (OCP) amendment from "Suburban" to 
"Urban", Abbey Ridge Local Area Plan amendment from "Low Density Townhouses 12-15 UPA 
Gross" to " Townhouse 15-20 UPA Gross ", a Rezoning to a "Comprehensive Development 
Zone (CD)" based on RM-15, and a Development Permit for Form and Character to permit a 
34-unit townhouse development. 
 

• Specific details of the proposal are provided in the following table: 
 

 Proposed 

Lot Area 

Gross Site Area: 8,022 square metres 
Road Dedication: 0 
Undevelopable Area: 0 
Net Site Area: 8,022 square metres 

Number of Lots: 1 

Building Height: 11 metres 

Unit Density: 17 UPA 

Floor Area Ratio (FAR): 0.72 FAR 

Floor Area 

Residential: 5,812 square metres 
Commercial: 0 
Total: 5,812 square metres 

Residential Units: 

Studio: 0 
1-Bedroom: 0 
2-Bedroom: 0 
3-Bedroom: 34 
Total: 34 
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Referrals 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements as 
outlined in Appendix II. 
 
The applicant must complete all servicing requirements outlined in 
the Land Development Engineering Review prior to Final 
Adoption.  The applicant is reminded that moving forward to the 
Design Review phase does not guarantee acceptance of the layout. 
The development application is dependent on the applicant 
securing various third-party approvals. Should these approvals not 
be achieved the application and layout may need to be amended. 
The applicant is proceeding at their own risk based on the 
requirements of the Land Development Engineering Review.  
 
 

School District: 
 

The School District has provided the following projections for the 
number of students from this development:  
 
9 Elementary students at Bothwell Elementary School  
 
4 Secondary students at Fraser Heights Secondary School  
 
(Appendix III)  
 
The applicant has advised that the dwelling units in the first phase 
of this project are expected to be constructed and ready for 
occupancy by August 2024. 
 

Parks, Recreation & 
Culture: 
 

The applicant is required to pay the amenity contribution of a per 
unit basis in keeping with the Abbey Ridge LAP adopted by 
Council. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary approval of the rezoning is granted by MOTI for 1 year. 
 

TransLink No concerns. 
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Surrey Fire Department: A Building Permit will not be issued until a Construction Fire 

Safety Plan (CFSP) has been submitted  
 
Hydrants are to be installed in conformance with the BC Building 
Code and the City of Surrey Bylaws. 
 
Fire department access routes are to comply with 3.2.5. of the BC 
Building Code. 
 
Unit addressing to be consistent and provide continuity and flow 
acceptable from the Fire Dept. 
 
Identify any portions of the access route that will have a change of 
gradient greater than 1 in 12.5 over a minimum distance of 15 
metres.  

 
Transportation Considerations 
 

• Currently, the subject site is not well served by public transit with the 501 and 388 buses 
having stops approximately 1.1 kilometres away.  However, a new bus service (338 East Fraser 
Heights) will be introduced later this year connecting the neighbourhood to Guildford via 
104 Avenue, 177A Street and Barnston Drive. 

 
Natural Area Considerations 
 

• Protected environmental features (as described in more detail below) exist on the neighboring 
property to the north and east of the subject site. The applicant has retained qualified 
environmental professionals (QEP) who have confirmed that setback requirements to these 
adjacent protected features do not impact the subject site. The applicant is proposing a 
12-metre wide landscape buffer area along the northeast corner of the site to provide 
additional separation from the Golden Ears Connector and the protected ditch/watercourses   

 
Sustainability Considerations 
 

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

 
Watercourse Assessments  
 

• The applicant undertook a peer reviewed watercourse assessment for the subject property and 
the neighbouring property to the north (9812 – 182A Street).   
 

• The assessment determined that the ditch along Golden Ears Connector is a Class B ditch 
which requires a 7 metre setback.  The proposed property line of the development has a 
setback of approximately 15 metres from the ditch.   
 

• A wetland specialist was also retained by the applicant who confirmed that the property to the 
north also contains a wetland which is located approximately 40 metres from the subject 
property.   
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• As the development area of the site is located beyond the required setbacks to all adjacent 
environmental features, no Sensitive Ecosystems Development Permit (SEDP) is required for 
this proposal.  

 
 
POLICY & BYLAW CONSIDERATIONS 
 
Regional Growth Strategy (RGS) 
 

• The RGS designates the subject site as General Urban which the proposed townhouse 
development complies with.  

 
Official Community Plan (OCP) 
 
Land Use Designation 
 

• The subject site is designated Suburban in the OCP, and the applicant proposes to redesignate 
the site to Urban.  

 
Amendment Rationale 
 

• The proposed Urban OCP designation is consistent with the proposed land use in the Abbey 
Ridge LAP. 

 

• As described in Corporate Report No. R243; 2015, it is anticipated that individual OCP 
Amendment applications will be brought forward, where applicable, with the companion 
rezoning applications, in the Abbey Ridge LAP area. 
 

• Pursuant to Section 475 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. 
 

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

o A1.3 – Accommodate urban land development according to the following order of 
growth management priorities: 

 
Serviced infill areas and redevelopment sites in appropriate locations within 
existing residential neighbourhoods, when developed compatibly with existing 
neighbourhood character. 
 

(The proposed development is located in a well-serviced area and will help to create a 
compatible transition between the lower-density residential development to the west 
and the Golden Ears Connector to the east.) 
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o A3.4 – Retain existing tress and natural and heritage features in existing 

neighbourhoods, where, possible, in order to preserve neighbourhood character and 
ecology. 

 
(A cluster of 4 existing mature trees are being retained fronting 182A Street). 

 
o A3.5 – Support infill development that is appropriate in scale and density to its 

neighbourhood context and that uses compatible design to reinforce neighbourhood 
character. 
 

(The proposed development is comparable in scale and density to recently approved 
and proposed developments in the immediate vicinity.) 

 
o B4.6 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 townhouse units adjacent to 182A Street are proposed to front towards that 
Street.) 

 
o B4.24 Protect and retain significant trees, forest stands and other natural features 
within new and existing neighbourhoods. 

 
(The applicant has worked with City staff to identify and retain the most suitable 
trees on the site.) 

 

• The subject site is located in the Abbey Ridge LAP area and the proposed development 
addresses the Development Guidelines and Special Considerations of the Plan for Townhouse 
developments and meets the general intent of the Townhome designations. 

 
Secondary Plans 
 
Land Use Designation 
 

• The majority of the subject site is designated Low Density Townhouses 12-15 UPA Gross in the 
Abbey Ridge Local Area Plan and the northeast corner and north and east edges are 
designated Landscape Buffer.  The applicant is proposing an amendment from Low Density 
Townhouse 12-15 UPA Gross to Townhouse 15-20 UPA Gross (see Appendix VI).  
 

• The applicant is not proposing to amend the landscape buffer designation identified in the 
Abbey Ridge Local Area Plan.  The applicant is proposing a 12-metre wide landscape buffer in 
the northeast corner of the site and larger landscaped north and east yard setbacks in 
accordance with the LAP. 

 
Amendment Rationale 
 

• The applicant is proposing to redesignate portions of the site from "Low Density Townhouse 
12-15 UPA Gross" to "Townhouse 15-20 UPA Gross."  
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• The proposed amendment to the Abbey Ridge Local Area Plan (LAP) to redesignate a portion 
of the subject site from "Low Density Townhouse 12-15 UPA Gross" to "Townhouse 15-20 UPA 
Gross" will accommodate 34 townhouse units at a gross density of 17 UPA. The proposed 
increase in density accommodates a more efficient site plan, while still being consistent with 
the land use intent of the Abbey Ridge LAP, by providing ground-oriented multifamily 
residences, with appropriate density transition, tree retention, and buffering along Golden 
Ears Connector and 182A Street. 
 

• The applicant has worked with staff and the Fraser Heights Community Association (FHCA) 
to ensure appropriate interface treatments and a desirable streetscape particularly along 
Golden Ears Connector and 182A Street, along with additional visitor parking. 

 

• The proposed density of 17 UPA is identical to that of other townhouse developments in the 
Abbey Ridge area previously under the same land use designation, located west of Highway 15 
on the south side of 100 Avenue. These projects were endorsed by Council in 2018 and 2019 
(File: 7917-0067-00 and File 7918-0313-00) with a similar consultation process with the FHCA. 

 

• The proposed 34 townhouse project provides a mix of housing options within the Abbey Ridge 
LAP. 
 

• The proposed 12-metre wide landscape buffer at the northeast corner of the site provides for a 
substantial Highway-Residential buffer as required in Abbey Ridge LAP.   

 
CD Bylaw  
 

• The applicant proposes to rezone the subject site from "One-Acre Residential Zone (RA)" to 
"Comprehensive Development Zone (CD)." 
 

• The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning Bylaw, including the "Multiple Residential 15 Zone (RM-15)", and 
parking requirements.  

 

 RM-15 Zone  Proposed CD Zone 

Unit Density: 37 uph / 15 upa 43 uph / 17 upa   

Floor Area Ratio: .70 FAR .75 FAR 

Lot Coverage: 45% 40% 

Yards and Setbacks 

North: 7.5 m 3.0 m  

East: 7.5 m 6.0 m 

South: 7.5 m 5.0 m 

West: 7.5 m 4.5 m 

Height of Buildings 

Principal buildings: 11 m  11 m 

Accessory buildings: 4.5 m 4.5 m 

Amenity Space 
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 RM-15 Zone  Proposed CD Zone 

Indoor Amenity: 

3 square metres per unit. 

The proposed 110 m2 

exceeds the Zoning Bylaw 
requirement. 
 
 

 
Outdoor Amenity: 

3 square metres per unit. 

The proposed 300 m2 

exceeds the Zoning Bylaw 
requirement. 
 

Parking (Part 5) Required  Proposed 

Number of Stalls 

Commercial:   
Industrial:   
Residential: 68 72 
Residential Visitor: 7 11 
Total: 75 83 
Tandem (%):   

 

• The proposed CD by-law increases the allowable unit density from 15 units per acre in the 
RM-15 Zone to 17 units per acre to accommodate the proposed development. 
 

• The proposed setbacks have been reduced from 7.5 metres to 3.0 metres along the north lot 
line in a side-of-unit condition, 5.0 metres along the front (west) lot line to create a more 
urban streetscape along 182A Street, 5.0 metres along the south lot line consistent with other 
rear yard conditions for other townhouse projects in the Abbey Ridge area, and 6.0 metres 
along the east lot line in a side-of-unit condition. 

 
 
Affordable Housing Strategy 
 

• On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 
No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,000 per unit to support the development of new affordable housing. The funds 
collected through the Affordable Housing Contribution will be used to purchase land for new 
affordable rental housing projects.  
 

• The applicant will be required to register a Section 219 Restrictive Covenant to address the 
City’s needs with respect to the City’s Affordable Housing Strategy. 

 
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 0.5% 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. 
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Capital Project CACs 
 

• On November 18, 2019, Council endorsed Corporate Report No. R224; 2019, Community 
Amenity Contribution and Density Bonus Program Update. 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 Abbey Ridge Local Area Plan identifies the subject site for Low Density Townhouses at a 
density of 12-15 UPA Gross. The proposed gross density for the subject site is 17 UPA Gross, a 
density bonus of 2 UPA or 4 units.  

 

• The proposed development will be subject to the Tier 1 Capital Plan Project CACs ($1,000/unit 
if final adoption of the Rezoning By-law approved by December 31, 2020) and the Tier 2 
Capital Plan Project CACs which, based on a February 5, 2020 appraisal for the site, are 
estimated to be $157,500 (based on 75% of the estimated land lift). 

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on December 5, 2019, and the Development Proposal Sign 

was installed on December 3, 2019. Staff received 3 emails, 1 letter and 1 visit from 
neighbouring residents (staff comments in italics): 

 
• Residents anticipated single family neighbourhood and this proposal is for townhouses. 
 

(The Abbey Ridge Local Area Plan designates this area for Low Density Townhouse 12-15 
UPA Gross.  The proposal is still for townhouses with a comparable density of 17 UPA Gross.) 

 
• The proposed density is too high.  
 

(The proposed increase in density accommodates a more efficient site plan, while still being 
consistent with the land use intent of the Abbey Ridge LAP, by providing ground-oriented 
multifamily residences, with appropriate density transition, tree retention, and buffering 
along Golden Ears Connector and 182A Street) 

 
• There are a lack of schools and parks in the neighbourhood.  
 

(Two large parks are located adjacent to the Abbey Ridge Local Area Plan with Surrey Bend 
Regional Park located to the north and Tynehead Park located to the south.  There is also a 
future park identified within the middle of the Abbey Ridge plan area close to Lyncean Drive.   

 
The subject site is within the catchment areas of Bothwell Elementary and Fraser Heights 
Secondary School.  School District comments are attached to this report in Appendix III.)  

 
• Existing infrastructure won’t be able to support the increased density. 
 

(The proposal will be required to upgrade fronting infrastructure to meet infrastructure 
demands.) 

 
• Land speculation makes land less affordable.  

 
(The applicant is proposing a townhouse development that is generally consistent with the 
density and built form identified in the Abbey Ridge LAP.) 
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• There are shrubs at Barnston Drive and 182A Street that block views when turning and 

improper lighting along 96 Avenue.  
 

(The City’s Traffic Operations team is reviewing this location.) 
 
• A traffic light is needed at 96 Avenue and Golden Ears Way. 

 
(Currently 96 Avenue and Golden Ears Way is a signalized intersection.) 

 
• Along 182A Street, there is insufficient lighting as well as ditches which make it dangerous 

especially when accessing transit.  
 

(As part of the rezoning and subdivision process developers are responsible for completing 
road frontage upgrades at no cost to the City. For the subject application the developer will 
be responsible for pavement widening, sidewalk construction, street lighting, and street trees 
along the east side of 182A Street for the extent of their property. Similarly, as future 
development occurs along 182A Street there will be road frontage upgrades completed.) 

 
• Transit in the area needs to be upgraded. 
 

(The City and TransLink are committed to improving transit service to the area and will be 
introducing a new bus service later this year, the 338 East Fraser Heights connecting the 
neighbourhood to Guildford via 104 Avenue, 177A Street and Barnston Drive.) 

 
• Concerns that the proposed development will impact local well water due to construction and 

digging vibration. 
 

(The developer has been made aware of the resident’s concern of local wells potentially being 
impacted during construction.)  

 
• The subject development application was reviewed by the Fraser Heights Community 

Association. The Fraser Heights Community Association indicated that they do not object to 
this proposal moving forward for Council’s consideration. 

 
 
DEVELOPMENT PERMIT 
 
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 Abbey Ridge Local Area Plan. 
 

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Abbey Ridge Local Area Plan. 

 

• The proposed townhouse development consists of 34 townhouse units (all 3 bedroom) in 
16 buildings. All of the units feature double side-by-side garages, no tandem parking is 
proposed. Some of the units include full length driveways, which can accommodate additional 
parking, and a total of 11 visitor parking stalls are proposed, which exceeds the 7 stalls required 
under the Zoning By-law. 
 

• The applicant has worked with staff to address the topography of the site which has a 
15% slope in some locations.  To address the grade changes, the applicant has proposed the 
larger driveway aprons with retaining walls. 
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• The applicant has proposed a 2-storey indoor amenity building located by the entrance to the 
site.   

 

• Due to the desire to retain a cluster of four mature trees along the western side of the site 
adjacent to 182A Street, the outdoor amenity area is located along 182A Street with a portion 
being located within the front yard setback.  

 

• The proposed architectural design of the project is intended to complement the emerging 
residential character developing through new single-family homes and townhouses in the 
Abby Ridge neighbourhood. The cladding materials include fibre cement siding and shingles 
in a blue and white colour scheme. 

 
Landscaping 
 

• The applicant proposes to plant 41 trees to augment the existing 4 trees that are to be retained 
on-site and 6 off-site trees.  The proposed trees include Lilac, cherry, dogwood, maple, 
hemlock, cedar, magnolia and ironwood.     
 

• Along the south property line, 15 trees are proposed to be planted to augment the existing 
6 off-site trees to be retained.  A cedar fence is proposed to provide privacy.   

 

• The applicant is proposing 9 trees within and in backyards adjacent to the outdoor amenity 
area.    
 

• The applicant is proposing a 12-metre buffer along the northwest corner of the site.  This 
buffer will have 13 trees planted within it.  

 

• A 3-metre north side yard setback is proposed that will be primarily grassed with two trees.  A 
cedar fence is proposed to provide privacy.  

 
Indoor Amenity  

 

• The applicant proposes a two-storey amenity building that is 110 square metres in size, which 
exceeds the 102-square metre indoor amenity space requirement of the Zoning By-law No. 
12000. 

 
Outdoor Amenity  

 

• The proposed outdoor amenity area is located within the front yard of the proposed 
development to assist with tree retention in this area. The applicant is proposing 
approximately 300 square metres of outdoor amenity space, which exceeds the 102 square 
metres of outdoor amenity space required under the Zoning By-law No. 12000. 
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• A child play structure that includes a climbing wall and slide is proposed in the northwest 
corner of the outdoor amenity area.   

 
 
TREES 
 

• Terry Thrale and Xudong Bao, ISA Certified Arborists of Woodridge Tree Consulting Arborists 
Ltd. prepared an Arborist Assessment for the subject property. The table below provides a 
summary of the tree retention and removal by tree species: 
 

Table 1: Summary of Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 

Alder 2 2 0 

Cottonwood  11 11 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Cherry 6 6 0 
Paper Birch  2 2 0 

Coniferous Trees 

Western red cedar 4 1 3 
Douglas fir 1 0 1 

Total (excluding Alder and 
Cottonwood Trees)  

13 9 4 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

52 

Total Retained and Replacement Trees 61 

Contribution to the Green City Program Nil 

 

• The Arborist Assessment states that there is a total of 13 mature trees on the site, excluding 
Alder and Cottonwood trees.  13 existing trees, approximately 50% of the total trees on the 
site, are Alder and Cottonwood trees.  It was determined that 4 trees can be retained as part of 
this development proposal s well as 6 off-site trees. The proposed tree retention was assessed 
taking into consideration the location of services, building footprints, road dedication and 
proposed lot grading.  

 

• In summary, a total of 56 trees are proposed to be retained or replaced on the site with an 
additional 6 off-site trees to be retained with no contribution to the Green City Fund. 

 



Staff Report to Council 
 
Application No.: 7919-0192-00 

Planning & Development Report 
 

Page 16 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Proposed CD Bylaw  
Appendix V. Summary of Tree Survey and Tree Preservation 
Appendix VI. NCP Plan and Proposed Amendment 
Appendix VII. OCP Redesignation Map 
 
 

approved by Ron Gill 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
JKS/cm 
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* 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.

February 14, 2020

Appendix III



- 1 -

CITY OF SURREY 

BYLAW NO. 20041 

A bylaw to amend "Surrey Zoning By-law, 1993, No. 12000", as amended 
. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 

1. "Surrey Zoning By-law, 1993, No. 12000", as amended, is hereby further amended, pursuant

to the provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as

amended by changing the classification of the following parcels of land, presently shown

upon the maps designated as the Zoning Maps and marked as Schedule "A" of "Surrey

Zoning By-law, 1993, No. 12000", as amended as follows:

FROM: ONE ACRE RESIDENTIAL ZONE (RA) 

TO: COMPREHENSIVE DEVELOPMENT ZONE (CD) 
 _____________________________________________________________________________  

Parcel Identifier:  010-177-663 
Lot 6 District Lot 99 Group 2 New Westminster District Plan 15996 Except: Plan EPP11279 

(9762 - 182A Street) 

(hereinafter referred to as the "Lands") 

2. The following regulations shall apply to the Lands:

A. Intent

This Comprehensive Development Zone is intended to accommodate and regulate
the development of low density, ground-oriented multiple unit residential buildings
and related amenity spaces, which are to be developed in accordance with a
comprehensive design where density bonus is provided.

B. Permitted Uses

The Lands and structures shall be used for ground-oriented multiple unit residential
buildings.

C. Lot Area

Not applicable to this Zone.
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D. Density 
 

1. The unit density shall not exceed 2.5 dwelling units per hectare [1 u.p.a.].    
The maximum density may be increased to that prescribed in Sections D.2 
and D.3 of this Zone if amenity contributions (specifically affordable 
housing, capital projects, police, fire,  libraries, parks and, where 
applicable, underground utilities) are provided in accordance with 
Schedule G, Sections A, B, D and E of "Surrey Zoning  By-law, 1993, 
No. 12000", as amended. 

 
2. (a) The floor area ratio shall not exceed 0.75; and 
 
 (b) The unit density shall not exceed 43 dwelling units per hectare 

[17 u.p.a.]. 
 
3. The indoor amenity space required in Sub-section J.1(b) of this Zone is 

excluded from the calculation of floor area ratio. 
 
 
E. Lot Coverage 
 

The lot coverage shall not exceed 40%. 
 

 
F. Yards and Setbacks 
 

Buildings and structures shall be sited in accordance with the following minimum 
setbacks: 
 

Setback West East North South Yard  
 Yard Yard Yard   
Use          
  

4.5 m. 
 
6.0 m. 

 
3.0 m. 

 
5.0 m. 

Principal Buildings [15 ft.] [20 ft.] [10 ft.] [16 ft.] 
Accessory Buildings and 
Structures 

    

  
 Measurements to be determined as per Part 1 Definitions of "Surrey Zoning By-law, 1993, 

No. 12000", as amended. 

 
 

G. Height of Buildings 
 
 Measurements to be determined as per Part 1 Definitions of "Surrey Zoning By-law, 

1993, No. 12000", as amended. 
 
 1. Principal buildings: The building height shall not exceed 11 metres 

[36 ft.]. 
 
 2. Accessory buildings and structures:  The building height shall not exceed 

4.5 metres [15 ft.]. 
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H. Off-Street Parking 
 

1. Resident and visitor parking spaces shall be provided in accordance with 
Part 5 Off-Street Parking and Loading/Unloading of "Surrey Zoning By-law, 
1993, No. 12000", as amended. 

 
2. All required resident parking spaces shall be provided as underground 

parking or as parking within building envelope. 
 
3. Tandem parking is not permitted.  
 
4. Parking with the required west yard setback is not permitted.  

 
 
I. Landscaping 
 

1. All developed portions of the lot not covered by buildings, structures or 
paved areas shall be landscaped including the retention of mature trees.  
This landscaping shall be maintained. 

 
2. Along the developed sides of the lot which abut a highway, a continuous 

landscaping strip of not less than 1.5 metres [5 ft.] in width shall be 
provided within the lot. 

 
3. The boulevard areas of highways abutting a lot shall be seeded or sodded 

with grass on the side of the highway abutting the lot, except at driveways. 
 
4. Garbage containers and passive recycling containers shall be screened to a 

height of at least 2.5 metres [8 ft.] by buildings, a landscaping screen, a solid 
decorative fence, or a combination thereof. 

 
 
J. Special Regulations 

 
1. Amenity space, subject to Section B.1, Part 4, General Provisions, of "Surrey 

Zoning By-law, 1993, No. 12000", as amended, shall be provided on the lot 
as follows: 

 
(a) Outdoor amenity space, in the amount of 3.0 square metres 

[32 sq. ft.] per dwelling unit and shall not be located within the 
required north, south or east yard setbacks; and 

 
(b) Indoor amenity space, in the amount of 3.0 square metres [32 sq. ft.] 

per dwelling unit. 
 
 
K. Subdivision 
 

1. Lots created through subdivision in this Zone shall conform to the 
following minimum standards: 
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Lot Size Lot Width Lot Depth 

0.7 hectares 
[1.8 acre] 

60 metres 
[197 ft.] 

110 metres 
[361 ft.] 

 Dimensions shall be measured in accordance with Section E.21 of Part 4 
General Provisions of "Surrey Zoning By-law, 1993, No. 12000", as 
amended. 

 
 
L. Other Regulations 
 
 In addition to all statutes, bylaws, orders, regulations or agreements, the following 

are applicable, however, in the event that there is a conflict with the provisions in 
this Comprehensive Development Zone and other provisions in "Surrey Zoning 
By-law, 1993, No. 12000", as amended, the provisions in this Comprehensive 
Development Zone shall take precedence: 

 
 1. Definitions are as set out in Part 1 Definitions of "Surrey Zoning By-law, 

1993, No. 12000", as amended. 
 
 2. Prior to any use, the Lands must be serviced as set out in Part 2 Uses 

Limited, of "Surrey Zoning By-law, 1993, No. 12000", as amended and in 
accordance with the servicing requirements for the RM-15 Zone as set forth 
in the "Surrey Subdivision and Development By-law, 1986, No. 8830", as 
amended.  

 
 3. General provisions are as set out in Part 4 General Provisions of 

"Surrey Zoning By-law, 1993, No. 12000", as amended. 
 
 4. Additional off-street parking requirements are as set out in Part 5 

Off-Street Parking and Loading/Unloading of "Surrey Zoning By-law, 
1993, No. 12000", as amended. 

 
 5. Sign regulations are as set out in "Surrey Sign By-law, 1999, No. 13656", 

as amended. 
 
 6. Special building setbacks are as set out in Part 7 Special Building Setbacks, 

of "Surrey Zoning By-law, 1993, No. 12000", as amended. 
 
 7. Building permits shall be subject to the "Surrey Building Bylaw, 2012, 

No. 17850", as amended. 
 
 8. Building permits shall be subject to "Surrey Development Cost Charge 

Bylaw, 2017, No. 19478", as may be amended or replaced from time to time, 
and the development cost charges shall be based on the RM-15 Zone.   

 
 9. Tree regulations are set out in "Surrey Tree Protection Bylaw, 2006, 

No. 16100", as amended. 
 
 10. Development permits may be required in accordance with the 

"Surrey Official Community Plan By-law, 2013, No. 18020", as amended. 
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3. This Bylaw shall be cited for all purposes as "Surrey Zoning Bylaw, 1993, No. 12000, 

Amendment Bylaw, 2020, No. 20041" 
 
 
 
PASSED FIRST READING on the              th day of                        , 20  . 
 
PASSED SECOND READING on the              th day of                        , 20  . 
 
PUBLIC HEARING HELD thereon on the                th day of                             , 20  . 
 
PASSED THIRD READING on the              th day of                        , 20  . 
 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the               th day of                       , 20  . 
 
 
  ______________________________________  MAYOR 
 
 
 
  ______________________________________  CLERK 
 
 



Summary of Tree Preservation by Species 

The site inventoried 26 trees. Of the 26 trees 22 are recommended for removal.  

Alders and Cottonwoods 

Tree Species Existing Remove Retain 

Red Alder 2 2 0

Cottonwood 11 11 0

Total 13 13 0

All Other Deciduous Trees Coniferous Trees 

Tree Species Existing Remove Retain Tree Species Existing Remove Retain 

Cherry 6 6 0 Western red cedar 4 1 3

Birch 2 2 0 Douglas fir 1 0 1

Total 8 8 0 Total 5 1 4

Total Deciduous and Coniferous Trees  
(excluding Alders and Cottonwoods) Replacement Trees 

Existing Remove Retain Total Replacement Trees Proposed unknown

Total 13 9 4 Total Retained and Replacement Trees X + 1

Arborist Report for 9762 182A Street, Surrey 
Woodridge Tree Consulting Arborists Ltd. 
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Tree Preservation Summary 

Surrey Project No:  Address:         9762 182A Street 

Registered Arborist:   Woodridge Tree Consulting Arborists Ltd., Terry Thrale - PN 6766A 

On-Site Trees Number of Trees Off-Site Trees Number of Trees 

Protected Trees Identified * 26 Protected Trees Identified 6 

Protected Trees to be Removed 22 Protected Trees to be Removed 0

Protected Trees to be Retained (excluding trees within 
proposed open space or riparian areas) 4

Protected Trees to be Retained 
6 

Total Replacement Trees Required: 
 

- Alder & Cottonwoods to be removed (1:1) 
                   13     X    one (1)    =   13 
 

- All other species to be removed (2:1) 
                  9    X    two (2)    =   18 
 

31

Total Replacement Trees Required: 
 

- Alder & Cottonwoods to be removed (1:1) 
                   0     X    one (1)    =   0 
 

- All other species to be removed (2:1) 
                  0     X    two (2)    =   0 

0

Replacement Trees Proposed unknown Replacement Trees Proposed 0 

Replacement Trees in Deficit unknown Replacement Trees in Deficit 0 

Protected Trees to be Retained in Proposed Open Space 
or Riparian Areas

0 
 

*on-site and shared trees, including trees within boulevards and proposed streets and lanes, but excluding trees in proposed open space or riparian areas 

 
Summary, report and plan prepared and submitted by:

June 21, 2019
(Signature of Arborist)      Date  

Arborist Report for 9762 182A Street, Surrey 
Woodridge Tree Consulting Arborists Ltd.

Page 7 





Fraser River

(Parson's Channel)

Trans Mountain Pipeline ROW

Trans Mountain Pipeline ROW

Sewer Trunk ROW

Sewer Trunk ROW

Surrey Bend Regional Park

Tynehead Regional Park

Existing
Church

Fire Hall

A
cc

es
s

Ac
ce

ss

PANHANDLES

Urban Residential 8-10 UPA or
Low Density Townhouse 12-15 UPA Gross Transition

Fraser River

Leoran Brk

Leoran B
rk

104 Ave

H
ig

hw
ay

 1
5

No 1 Hwy

96 Ave

17
9 

S
t

Barnston Dr E

Golden Ears Way

17
0A

 S
t

Canadian National Rwy

100 Ave

97 Ave

17
3 

S
t

Golden Ears Connector

18
2A

 S
t

Abbey Dr

17
6 

S
t

Triggs Rd

18
1 

S
t

101 Ave

17
7A

 S
t

94 Ave

17
2 

S
t

18
0 

S
t

98 Ave

17
3A

 S
t

103A Ave

102 Ave

99A Ave

Ly
nc

ea
n 

D
r

103 Ave

Barnston Dr W

17
6 

S
t F

g 
W

17
5A

 S
t

104A Ave

94A Ave

18
2 

S
t

177 St

103B Ave

180A St

17
1A

 S
t

18
4 

S
t

17
1 

S
t

Huckleberry Dr

10
0A

 A
ve

Hwy 17 (South Fraser Perimeter Rd)

17
4A

 St

97A Ave

98A Ave

17
4 S

t
17

5 
S

t

101A Ave

17
7B

 S
t

Tynehead Dr

102A Ave

178 St

99 Ave

101A Ave

102 Ave

96 Ave

17
1A

 S
t

102A Ave

Golden Ears Connector

17
3 

S
t

96 Ave

100 Ave

97 Ave

102 Ave

No 1 Hwy

17
4A

 S
t

101 Ave

18
2 

S
t

174 S
t

98 Ave

18
0 

S
t

103A Ave

104A Ave

No 1 Hwy

17
7A

 S
t

17
9 

S
t

17
2 

S
t

17
3A

 S
t

18
2 

S
t

Canadian National Rwy

18
2 

S
t

Abbey Ridge
Stage 2 - Land Use Concept Plan City of Surrey Planning and Development Department

0 100 200 300 400 500 600 700 800 900 1,000 1,10050
Meters

V:\Policy&Long Range\GIS_ANALYSIS\FRASER_HEIGHTS\East_Fraser_Heights_Abbey_Ridge\LAND_USE_PLAN\Abby_Ridge_STAGE_II

·

20 m minimum lot width

La
rg

er
 L

ot
 S

iz
e

Large Min Lot Width

Approved by Council at it's Regular Council Meeting of February 6, 2017 - Resolution RES R17-383     Amended 7 May 2019

Larger Lot Size

LEGEND

Utilites & Other
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Significant Tree Stand

Trans Mountain Pipeline ROW (18.6m)

Stream Class A

Stream Class B

Buffer of Fishclass A and AO 30m

Buffer of Fishclass B 15m

Transportation Network
Proposed City Greenway

Railway
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Provincial Highway
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Collector 24m
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Proposed Local 20m
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Proposed Greenways 4m
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Land Use Designations
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Future Natural Area
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Wet Land
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LAP Amendment from "Low Density
Townhouse 12-15 UPA Gross" to
"Townhouse 15-20 UPA Gross"
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