
City of Surrey 
PLANNING & DEVELOPMENT REPORT 

Application No.: 7921-0093-00 

Planning Report Date:  June 13, 2022 

PROPOSAL: 

• OCP Amendment from Commercial to Urban

• NCP Amendment from Special Residential 15-25
upa to Multiple Residential 15-25 upa

• Rezoning from RA to RM-30

• Development Permit

• Development Variance Permit

to permit the development of 45 townhouses. 

LOCATION: 16739, 16729, 16717, and 
16709 - 23 Avenue 

ZONING: RA 

OCP DESIGNATION: Commercial 

NCP DESIGNATION: Special Residential 15-25 upa and 
Drainage Corridor 5 m 
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RECOMMENDATION SUMMARY 
 

• By-law Introduction and set date for Public Hearing for: 

• OCP Amendment; and 

• 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 
 

• The "Commercial" designation of the Official Community Plan (OCP) only permits multi-unit 
residential when the ground-level uses are exclusively commercial.  No commercial uses are 
proposed on the site.  Therefore, an OCP amendment is required to change the designation 
from "Commercial" to "Urban". 
 

• The applicant is not proposing any live-work units, so an NCP amendment is proposed to 
amenity the site from “Special Residential (15-25 upa)” to “Multiple Residential (15-25 upa)”. 
  

• Seeking variances for proposed building setbacks. 
 
 
RATIONALE OF RECOMMENDATION 
 
 

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

• The Sunnyside Heights Neighbourhood Concept Plan (NCP) encourages reduced setbacks 
along streets to encourage engagement with the public realm and surveillance over the public 
realm.  As stated in the NCP, building setbacks of 4.0 metres to the front door of units are 
encouraged for street-fronting units. 

 

• The proposed development complies with the land consolidation requirements outlined in 
the Sunnyside Heights NCP at this location. 
 

• The removal of the requirement for “Special Residential” is consistent with the Council 
direction to remove the commercial component on the neighbouring development to the east 
of the subject site – Development Application No. 7916-0623-00. 
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• The proposed unit density, at 26.6 units per acre, is slightly higher than the 25 units per 
acre specified in the NCP designation.  The unit density is higher due to the substantial 
road dedication being provided by the applicant, which amounts to approximately 26% of 
the site.  Further, the proposal is still compliant with the RM-30 Zone with regard to unit 
density and Floor Area Ratio, and the site layout is efficient.  The site functions well, the 
outdoor amenity is exceeded, there are no back-to-back units proposed and the majority 
of the units (82%) have side-by-side two-car garages. Given this, the intent of the NCP 
designation is being met. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to amend the OCP Figure 3: General Land Use Designations for 

the subject site from Commercial 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 By-law 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.  
 
4. Council authorize staff to draft Development Permit No. 7921-0093-00 generally in 

accordance with the attached drawings (Appendix I). 
 
5. Council approve Development Variance Permit No. 7921-0093-00 (Appendix VII) varying 

the following, to proceed to Public Notification:  
 

(a) to reduce the minimum front yard setbacks (east and west yard setbacks) of the 
RM-30 Zone from 4.5 metres to 4.0 metres to the principal building face; and 

 
(b) to reduce the minimum side yard flanking setbacks (north and south yard 

setbacks) of the RM-30 Zone from 4.5 metres to 4.0 metres to the principal 
building face. 

 
6. 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) 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; 
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(h) demolition of existing buildings and structures to the satisfaction of the Planning
and Development Department;

(i) 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;

(j) 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 and with respect to the City’s Affordable Housing Strategy
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager,
Planning & Development Department; and

(k) 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.

7. Council pass a resolution to amend the Sunnyside Heights Neighbourhood Concept Plan
(NCP) to redesignate the land from "Special Residential (15-25 upa)" to "Multiple 
Residential (15-25 upa)" (Appendix V), when the project is considered for final adoption.

SITE CONTEXT & BACKGROUND 

Direction Existing Use NCP Designation Existing Zone 

Subject Site Vacant land. Special Residential 
15-25 upa and
Drainage Corridor
5 m

RA 

North: 4 acreage 
properties with 
single family 
homes, 2 of which 
are under 
Development 
Application No. 
7918-0460-00, 
which is at Third 
Reading, to permit 
the development 
of 5 live-work 
townhouse units 
and 12 townhouse 
units. 

Special Residential 
15-25 upa and
Drainage Corridor
5 m

RA 
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Direction Existing Use NCP Designation Existing Zone 
 

East (Across 167A Street): 
 

Recently built 
townhouses, 
approved under 
Development 
Application No. 
7916-0623-00. 

Special Residential 
15-25 upa and 
Drainage Corridor 
5 m 

RM-30 

South (Across 23 Avenue): 
 

Single family 
dwellings on small 
lots. 

Low Density 
Residential 6-10 
upa 

RF-9 

West: South Surrey 
Operations Centre. 

Civic Utility and 
Buffer 

RA 

 
Context & Background  
 

• The subject site consists of four (4) properties located on 23 Avenue, west of 167A Street.  The 
site is approximately 0.93 hectares (2.3 acres) in area and is designated "Commercial" in the 
Official Community Plan (OCP) and "Special Residential (15-25  u.p.a.)" in the Sunnyside 
Heights Neighbourhood Concept Plan (NCP).  The properties are currently zoned "One-Acre 
Residential Zone (RA)". 
 

• The intent of the Special Residential areas is to provide a flexible option for commercial and 
residential development.  This designation permits and encourages the development of a 
medium density dual use (residential and business) neighbourhood allowing a wide array of 
compatible businesses such as artists workshops / studios, craft stores, shops, and similar 
small-scale retail businesses, personal service uses, and consultants’ offices, consistent with 
those permitted under the "Neighbourhood Commercial Zone (C-5)".    
 

• The area bounded by 24 Avenue, 168 Street, 23 Avenue, and 167 Street is designated 
"Commercial" in the OCP and identified as a mixed-use commercial-residential hub in the 
Sunnyside Heights NCP. 

 

• The site to the east of the subject site, at 2328 – 167A Street, was developed under 
Development Application No. 7916-0623-00.  On October 2, 2017, a Planning Report was 
presented to Council for this application that recommended an OCP Amendment from 
Commercial to Urban and rezoning the site from "One-Acre Residential Zone (RA)" to 
"Comprehensive Development Zone (CD)" (based on RM-30 and C-5), to permit development 
of 40 three-storey townhouse units, including 12 live-work units.   
 

• At the Regular Council-Public Hearing Meeting on October 23, 2017, several delegations spoke 
in opposition of the proposed live-work units, citing concerns over parking, traffic congestion 
and expressing an overall desire to see the area remain residential.  At the Regular Council-
Public Hearing Meeting on November 6, 2017, Council referred the application back to staff to 
eliminate the live-work component from the proposal.  The application was subsequently 
revised to remove the live-work component of the 12 townhouses.  This townhouse complex is 
now built and includes 40 residential townhouse units. 
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• The site to the north of the subject site, at 16706 and 16718 24 Avenue, is under Development 
Application 7918-0460-00, which received Third Reading by Council on May 10, 2021.  This 
application includes an OCP and NCP amendment, rezoning, and Development Permit to 
permit the development of 5 live-work townhouse units and 12 townhouse units.   

 

• To the west of the site, across 167 Street, is the South Surrey Operations Centre.  This 
Operations Centre serves as the centre of operations for Engineering and Parks operations 
staff in South Surrey.   

 

• Across 23 Avenue to the south of the site are single family small lot homes, and further west of 
these homes on the south side of 23 Avenue is Edgewood Elementary School and Edgewood 
Park. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant is proposing: 
 

o An Official Community Plan (OCP) amendment from Commercial to Urban; 
 

o A rezoning from ""One-Acre Residential Zone (RA)"" to "Multiple Residential 30 Zone 
(RM-30)"; and 
 

o A Form and Character Development Permit to permit 45 townhouse units. 
 

 Proposed 

Lot Area 

Gross Site Area: 0.93 ha 
Road Dedication: 0.24 ha 
Net Site Area: 0.69 ha 

Number of Lots: 1 

Building Height: 10.2 m 

Unit Density: 65.6 uph / 26.6 upa 

Floor Area Ratio (FAR): 0.95 

Floor Area 

Residential: 6,527 m2 

Residential Units: 

3-Bedroom: 45 
Total: 45 

 
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 advised that there will be approximately 21 

school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
12 Elementary students at Edgewood Elementary School 
5 Secondary students at Grandview Heights Secondary School 
 
(Appendix III) 
 
Note that the number of school-age children is greater than the 
expected enrollment due to students attending private schools, 
home school or different school districts. 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by late 2023.  
 

Parks, Recreation & 
Culture: 
 

No concerns. 
 
 

Surrey Fire Department: No concerns. 
 
Transportation Considerations 
 

• The subject site is bounded by existing or future streets on all sides, including 23 Avenue to 
the south, 167A Street to the east, 23A Avenue to the north, and 167 Street to the west.  
Required road width dedications include 2.4 metres for 23 Avenue, 11.5 metres for 167 Street, 
and 12.5 metres for 23A Avenue. 
 

• One (1) vehicular site access is proposed, on the west side of the site from 167 Street.   
 

• The site is serviced by Bus Route 531, which travels along 24 Avenue approximately 100 metres 
to the north of the subject site.  The closest bus stops are at 168 Street and 24 Avenue. 

 
Sustainability Considerations 
 

• The applicant has met all of the typical sustainable development criteria, as indicated in the 
Sustainable Development Checklist. 
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POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

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

 
Official Community Plan 
 
Land Use Designation 
 

• The applicant is proposing an amendment to the Official Community Plan (OCP) from 
Commercial to Urban. 

 
Amendment Rationale 
 

• The Commercial designation of the Official Community Plan only permits multi-unit 
residential when the ground-level uses are exclusively commercial.  Since no commercial uses 
are proposed, an OCP amendment is required to change the designation from "Commercial" 
to "Urban".   

 

• 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. 

 
Themes/Policies 
 

• The proposed development complies with the following themes and policies in the OCP 
(staff comments are provided italics): 
 

o A1.1 – Support compact and efficient land development that is consistent with the 
Metro Vancouver Regional Growth Strategy (RGS) (2011). 
 

(The proposed development complies with the RGS designation.) 
 

o A4.2 – Encourage the full and efficient build-out of existing planned urban areas in 
order.   

 
(The proposed development is within the Sunnyside Heights Neighbourhood Concept 
Plan.)  

 
o B4.7 – 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 townhouse units along all streets are oriented to the street.) 
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Secondary Plans 
 
Land Use Designation 
 

• The subject properties are designated "Special Residential 15-25 upa" in the Sunnyside Heights 
Neighbourhood Concept Plan.  The applicant is proposing an NCP amendment to “Multiple 
Residential 15-25 upa”. 
  

• The intent of the Special Residential 15-25 upa areas is to provide a flexible option for 
commercial and residential development.  This designation permits and encourages the 
development of a medium density dual use (residential and business) neighbourhood 
allowing a wide array of compatible businesses such as artists workshops / studios, craft 
stores, shops, and similar small-scale retail businesses, personal service uses, and consultants’ 
offices, consistent with those permitted under the "Neighbourhood Commercial Zone (C-5)".   

 

• This designation provides for a flexible development form permitting limited and voluntary 
retail or service commercial uses on the ground floor of a townhouse or single family dwelling.  
These commercial areas are intended to serve the local neighbourhood, while the commercial 
lands outside the NCP in Grandview Corners are expected to encompass a larger trade area. 

 

• The Special Residential designation exists only in this area of the Sunnyside Heights NCP, 
located near the intersection of 168 Street and 24 Avenue.  The NCP identifies three separate 
land consolidation areas to which the Special Residential designation applies, and the subject 
properties comprise one of these three areas.  Given the Council direction to eliminate the 
commercial component from the adjacent townhouse development to the east (Development 
Application No. 7916-0623-00), staff are supportive of the NCP amendment in this context.  
The NCP was not amended in the adjacent application, but it is appropriate to amend it in 
this context to provide more clarity on the land use.   

 

• The proposed unit density, at 26.6 units per acre, is slightly higher than the 25 units per acre 
specified in the NCP designation.  The unit density is higher due to the substantial road 
dedication being provided by the applicant, which amounts to approximately 26% of the site.  
Further, the proposal is still compliant with the RM-30 Zone with regard to unit density and 
Floor Area Ratio, and the site layout is efficient.  The site functions well, the outdoor amenity 
is exceeded, there are no back-to-back units proposed and the majority of the units (82%) 
have side-by-side two-car garages Given this, the intent of the NCP designation is being met. 

 
Zoning By-law  
 

• 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 By-law, including the "Multiple Residential 30 Zone (RM-30)" and 
parking requirements.  
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RM-30 Zone (Part 22) 
Permitted and/or 
Required  

Proposed 

Unit Density: 75 uph  65.6 uph 

Floor Area Ratio: 1.0 0.95 

Lot Coverage: 45% 42% 

Yards and Setbacks 

North: 4.5 m 4.0 m 

East: 4.5 m 4.0 m 

South: 4.5 m 4.0 m 

West: 4.5 m 4.0 m 

Height of Buildings 

Principal buildings: 13 m 10.2 m 

Accessory buildings: 11 m 6.6 m 

Amenity Space 

Indoor Amenity: 135 m2 136 m2 

 
Outdoor Amenity: 

135 m  
302 m2 

Parking (Part 5) Required  Proposed 

Number of Stalls 

Residential: 90 (2 per unit) 90 
Residential Visitor: 9 (0.2 per unit) 9 
Total: 99 99 
Tandem (%): 16 16% 

Bicycle Spaces 

Residential Secure Parking: Within garages Within garages 
Residential Visitor: 6 6 

 
Setback Variances 
 

• The applicant is requesting the following variances: 
 

(a) to reduce the minimum front yard setbacks (east and west yard setbacks) of the 
RM-30 Zone from 4.5 metres to 4.0 metres to the principal building face; and 

 
(b) to reduce the minimum side yard flanking setbacks (north and south yard 

setbacks) of the RM-30 Zone from 4.5 metres to 4.0 metres to the principal 
building face. 

 

• The Sunnyside Heights NCP encourages reduced setbacks along streets to encourage 
engagement with the public realm and surveillance over the public realm.  As stated in the 
NCP, setbacks of 4.0 metres to the front door of units are encouraged for street-fronting units. 

 

• Staff support the requested variances to proceed for consideration. 
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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 will be payable at the rate applicable at the time of Final Subdivision Approval. 
The current rate is $2,000 per new unit. 

 

• The applicant has agreed to provide the Tier 2 Capital Plan Project CACs for proposed units in 
excess of 25 units per acre. The contribution will be payable at the rate applicable at the time 
of Rezoning Final Adoption, The current fee is $20,000 per unit for townhouses. 

 
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 new 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. 

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on November 5, 2021, and the Development Proposal Signs 

were installed on November 9, 2021. Staff received one (1) response from a neighbouring 
resident, requesting more information about the proposal.  This information was provided by 
staff. 
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DEVELOPMENT PERMITS 
 
Form and Character Development Permit  
 

• The proposed development is subject to a Development Permit for Form and Character.  The 
proposed development generally complies with the Form and Character Development Permit 
guidelines in the Official Community Plan (OCP) and the design guidelines in the Sunnyside 
Heights Neighbourhood Concept Plan (NCP). 

 

• The proposed development consists of 8 buildings containing a total of 45 townhouse units 
and an indoor amenity space.  The number of units within individual buildings ranges from 
3 to 6 units.  The proposed units range in size from 127.5 square metres to 152.8 square metres.    
 

• The site plan reflects an effort to orient buildings towards the abutting existing and future 
streets (23 Avenue, 167 Street, 23A Avenue, and 167A Street), to provide an attractive interface 
with the public realm.  In addition, all of the street-fronting units contain active living space 
on the ground floor, doors facing the street and a walkway connecting each residence to the 
street, which will promote interaction with the public realm.   

 

• Articulation is provided along the elevations.  The proposed exterior materials include hardie 
siding and hardie shakes, and asphalt shingle roofing.   
 

Landscaping 
 

• The landscaping includes a mix of trees, shrubs, and ground cover.  Corner plazas are 
proposed at all four (4) corners of the site to enhance the public realm.  The corner plazas will 
feature stamped concrete, benches, and bollard lighting. 
 

• Decorative paving is proposed at the vehicular site entrance.  Stamped concrete (along with 
landscaping) is proposed at the front of the live-work units, to provide more street presence 
for the commercial spaces and a stronger connection to the multi-use pathway proposed 
along 24 Avenue at this location. 

 
Indoor Amenity  

 

• The Zoning By-law requires that 135 square metres of both indoor and outdoor amenity space 
be provided, based on 3 square metres per dwelling unit. 
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• The applicant is proposing 136 square metres of indoor amenity space, which meets the 
requirement in the Zoning By-Law.   The indoor amenity building is generally central to the 
site, adjacent to the outdoor amenity.  The indoor amenity includes lounge space on two 
levels.   

 
Outdoor Amenity  

 

• The applicant is proposing to provide 302 square metres of outdoor amenity space excluding 
tree protection zone areas, or 487 square metres of outdoor amenity space including the tree 
protection areas, which exceeds the requirements of the Zoning By-law.  The outdoor amenity 
area is located near the indoor amenity space and consists of landscaping, benches and 
children’s place features.  Two (2) of large trees proposed for retention are integrated with the 
outdoor amenity. 

 
 
TREES 
 

• Francis R. Klimo, ISA Certified Arborist of Klimo & Associates 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 3 1 2 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Bigleaf Maple 1 1 0 
Pacific Dogwood 3 2 1 

American Chestnut 1 0 1 
Bay Magnolia 1 1 0 

Japanese Maple 1 1 0 
Sugar Maple 1 0 1 
Black Cherry 4 2 2 

Norway Maple 1 1 0 
Common Holly 1 1 0 

Silver Birch 8 4 4 
    

Coniferous Trees 

Western Hemlock 1 1 0 
Western Red Cedar 19 19 0 

Douglas Fir 62 61 1 
Colorado Spruce 1 1 0 

Total (including Alder and 
Cottonwood Trees)  

108 96 12 
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Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

78 

Total Retained and Replacement Trees 90 

Contribution to the Green City Program  $63,250 

 

• The Arborist Assessment states that there are a total of 108 mature trees on the site.  3 existing 
trees, approximately 2% of the total trees on the site, are Alder trees; 2 of these Alder trees are 
proposed to be retained.   It was determined that 12 trees in total 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.  

 

• 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 193 replacement trees on the site.  Since only 78 replacement 
trees can be accommodated on the site, the deficit of 115 replacement trees will require a cash-
in-lieu payment of $63,250, representing $550 per tree, to the Green City Program, in 
accordance with the City’s Tree Protection By-law.  

 

• The new trees on the site will consist of a variety of trees including Japanese Maple, 
Columnar Red Maple, Forest Pansy Redbud, White Wonder Dogwood, Pink Flowering 
Dogwood, Slender Silhouette, Saucer Magnolia, Serbian Spruce, and Japanese Snowbell. 

 

• In summary, a total of 90 trees are proposed to be retained or replaced on the site with a 
contribution of $63,250 to the Green City Program. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey and Tree Preservation and Tree Plans 
Appendix V. NCP Plan 
Appendix VI. OCP Redesignation Map 
Appendix VII. Development Variance Permit No. 7921-0093-00 
 
 
    approved by Shawn Low 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
HK/cm 
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NOTE: Detailed Land Development Engineering Review available on file 
 

 

INTER-OFFICE MEMO  

 
 
 

 

 

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

 
FROM: Development Services Manager, Engineering Department 
 
DATE: January 07, 2022 PROJECT FILE: 7821-0093-00 
 

 

RE: Engineering Requirements 
Location:  16739, 16729, 16717, 16709 -  23 Avenue 

 
OCP AND NCP AMENDMENT 

 
The following issue is to be addressed as a condition of the NCP Amendment: 

• Provide sanitary sewer capacity analysis downstream of the subject application, and 
resolve any capacity constraints.  

 
REZONE AND SUBDIVISION 

 
Property and Right-of-Way Requirements 

• Dedicate 11.5 metres along 167 Street; 

• Dedicate 2.442 metres along 23 Avenue; 

• Dedicate 12.5 metres along 23A Avenue; 

• Dedicate various corner cuts at all intersections; and 

• Register 0.5 metre statutory right-of-way (SRW) along road frontages. 
 
Works and Services 

• Construct all road frontages; 

• Construct adequately-sized drainage, water, and sanitary service connections.  
Abandonment of surplus connection(s), if any, is also required; and 

• Construct frontage mains required to service the site. 
 
A Servicing Agreement is required prior to Rezone and Subdivision.  
 

DEVELOPMENT PERMIT 
 
There are no engineering requirements relative to issuance of the Development Permit. 
 
 
 
 
Jeff Pang, P.Eng. 
Development Services Manager 
 
AJ 
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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 #: 21 0093 00 (Updated May 2022)

SUMMARY

The proposed    45 townhouse units Edgewood Elementary
are estimated to have the following impact
on the following schools:

Projected enrolment at Surrey School District for this development:

Elementary Students: 12
Secondary Students: 5

18 0284 00

September 2021 Enrolment/School Capacity

Edgewood Elementary
Enrolment (K/1‐7): 95 K + 511  

Operating Capacity (K/1‐7)  95 K + 512
   

Grandview Heights Secondary
Enrolment  (8‐12): 1143 Grandview Heights Secondary
Capacity  (8‐12): 1500  
   

 

Projected population of school‐age children for this development: 21

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: 0

Total New Students  

 

The new Edgewood Elementary opened January 2021.    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. As of September 2021, the 
school reached 100% capacity.  The new Ta’atalu Elementary, located below 20th avenue, is 
targeted to open early 2024.  Until then, the district will rely on portables to make up the seat 
shortfall.

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 opened September 
2021. 

 

    Planning
May 31, 2022

* 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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KLIMO & ASSOCIATES   June 6, 2022 
 
 

23 | P a g e  
16709 - 16717 - 16729 - 16739 23rd Ave, Surrey 

8.0   TREE PRESERVATION SUMMARY 
 

Surrey Project No: N/A 

Address: 16709 - 16717 - 16729 - 16739 23rd Ave, Surrey 

Registered Arborist: Francis Klimo 
 

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 and non-bylaw 
protected trees) 

108 

Protected Trees to be Removed 96 
Protected Trees to be Retained (excluding trees within proposed open space or 
riparian areas) 

12 

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 
  
                                                96      X       two (2) =   192 

 
 
 

1 
    

 
 

192 
                 

Replacement Trees Proposed 78 
Replacement Trees in Deficit 114 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] N/A 

 
 

Off-Site Trees Number of Trees 

Protected Off-Site Trees to be Removed 6 
Total Replacement Trees Required: 
 
Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
 
                                                     0  X one (1) =  0 
 
All other Trees Requiring 2 to 1 Replacement Ratio 
 
                                                     6  X two (2) =  12 
 

 
 
 
 
                  0 

 
 
  
                 12 

Replacement Trees Proposed 0 
Replacement Trees in Deficit 0 

  

Summary, report and plan prepared and submitted by: 
 

                                                                   June 6, 2022 
  

(Signature of Arborist)                                                       Date 
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7921-0093-00 
 
Issued To:  
 
 (the “Owner”) 
 
Address of 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:  009-969-004 

Lot 7 Section 13 Township 1 New Westminster District Plan 14691 
 

16739 - 23 Avenue 
 

Parcel Identifier:  001-659-065 
Lot 10 Section 13 Township 1 New Westminster District Plan 14691 

 
16729 - 23 Avenue 

 
Parcel Identifier:  009-969-110 

Lot 11 Section 13 Township 1 New Westminster District Plan 14691 
 

16717 - 23 Avenue 
 

Parcel Identifier:  008-025-363 
Lot 14 Section 13 Township 1 New Westminster District Plan 14691 

 
16709 - 23 Avenue 

 
 

(the "Land") 
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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 title has been issued, as follows: 

 
Parcel Identifier:   

____________________________________________________________ 
 

 
(b) If the civic address changes, 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 Section F of Part 22 Multiple Residential 30 Zone the minimum front yard 
setbacks (east and west) are reduced from 4.5 metres to 4.0 metres to the principal 
building face; and 
 

(b) In Section F of Part 22 Multiple Residential 30 Zone the minimum street side yard 
setbacks (north and south) are reduced from 4.5 metres to 4.0 metres to the 
principal building face. 

 
 

5. This development variance permit applies to only the that portion of the buildings and 
structures on the Land shown on Schedule A which is attached hereto and forms part of 
this development variance permit.   

 
 
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.  
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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 
 
 



Schedule A

Reduce the minimum
front yard setback
from 4.5m to 4.0m

Reduce the minimum
street side setback
from 4.5m to 4.0m

Reduce the minimum
street side setback
from 4.5m to 4.0m

Reduce the minimum
front yard setback
from 4.5m to 4.0m




