
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

                Application No.:  7921-0281-00 
 

Planning Report Date: May 9, 2022 

PROPOSAL: 

• NCP Amendment for changes to the road network 
• Rezoning from RA to RF-10 

to allow subdivision into eight single family lots 

LOCATION: 2119 - 168 Street 

ZONING: RA  

OCP DESIGNATION: Urban  

NCP DESIGNATION: Low Density Residential (6 to 10 
upa), Buffer, Drainage Corridor 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Proposing an amendment to the Sunnyside Heights Neighbourhood Concept Plan (NCP) for 

changes to the road network. 
 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the Urban designation in the Official Community Plan (OCP). 

 
• The proposal complies with the Low Density Residential (6 to 10 upa) designation in the 

Sunnyside Heights Neighbourhood Concept Plan (NCP). 
 
• The proposal complies with the General Urban designation in the Metro Vancouver Regional 

Growth Strategy (RGS). 
 

• The applicant is proposing an NCP Amendment to accommodate a modified road network 
arising from amendments proposed under Developments Application No. 7917-0100-00 to the 
north. 

 
• The proposed land use, density, and building form are consistent with the pattern of 

single-family development established in the area surrounding the subject site. 
 
 
  



Staff Report to Council 
 
Application No.: 7921-0281-00 

Planning & Development Report 
 

Page 3 
 
RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to rezone the subject site from "One-Acre Residential Zone (RA)" 

to "Single Family Residential (10) Zone (RF-10)" and a date be set for Public Hearing.  
 
2. Council instruct staff to resolve the following issues prior to final adoption: 
 

(a) ensure that all engineering requirements and issues including restrictive 
covenants, dedications, and rights-of-way where necessary, are addressed to the 
satisfaction of the General Manager, Engineering; 

 
(b) submission of a subdivision layout to the satisfaction of the Approving Officer; 
 
(c) submission of a finalized landscaping plan and landscaping cost estimate to the 

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

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

satisfaction of the Planning and Development Department;  
 
(f) the applicant adequately address the City’s needs with respect to the City’s 

Affordable Housing Strategy, to the satisfaction of the General Manager, Planning 
& Development Services;  and 

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

and Development Department.  
 

3. Council pass a resolution to amend Sunnyside Heights Neighbourhood Concept Plan 
(NCP) for changes to the road network. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP/ NCP Designation Existing Zone 
 

Subject Site Single Family Residential NCP: Low Density 
Residential (6 to 10 upa) 

RA 

North: 
 

Single Family Residential NCP: Low Density 
Residential (6 to 10 upa) 

RF-10/RF-13 
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Direction Existing Use OCP/ NCP Designation Existing Zone 
 

East (Across 168 
Street): 
 

Single Family Residential OCP: Suburban-Urban 
Reserve 

RA 

South (Across 21 
Avenue): 
 

Single Family Residential NCP: Low Density 
Residential (6 to 10 upa) 

RF-12 

West: Single Family Residential; 
Development Application 
No. 7922-0032-00 

NCP: Low Density 
Residential (6 to 10 upa) 

RA 

 
Context & Background  
 
• The subject 0.4 hectare site is located at the northwest corner of the intersection of 21 Avenue 

and 168 Street.  
 

• The subject site is designated "Urban" in the Official Community Plan (OCP), "Low Density 
Residential (6 to 10 upa)" in the Sunnyside Heights Neighbourhood Concept Plan (NCP) and 
is zoned “One-Acre Residential Zone (RA)”. 

 
• To the south of the subject site, Development Application No. 7915-0143-00 received final 

adoption at the May 7, 2018, Regular Council Land Use Meeting for rezoning from RA to 
“Single Family Residential (12) Zone (RF-12)”, in order to permit subdivision into 14 single 
family lots.  

 
• To the north of the subject site, Development Application No. 7917-0100-00 received final 

adoption at the May 25, 2020, Regular Council Land Use Meeting for rezoning from RA to 
"Single Family Residential Zone (RF)", "Single Family Residential (10) Zone (RF-10)", and  
"Single Family Residential (13) Zone (RF-13)", to facilitate subdivision into 13 single family lots. 
 

• Development Application No. 7917-0100-00 proceeded with a modified road network from 
what was proposed in the Sunnyside Heights NCP.  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing to rezone the site from “One-Acre Residential Zone (RA)” to 

“Single Family Residential (10) Zone (RF-10)” and to amend the Sunnyside Heights 
Neighbourhood Concept Plan (NCP) for changes to the road network, to facilitate subdivision 
into 8 single family lots.  
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 Proposed 
Lot Area 

Gross Site Area: 4,046 square metres 
Road Dedication: 860 square metres 
Net Site Area: 3,186 square metres 

Number of Lots: 8 
Unit Density: 25 units per hectare 
Range of Lot Sizes 315 square metres to 574 square metres 
Range of Lot Widths 9.0 metres to 13.0 metres 
Range of Lot Depths 31.8 metres to 52.7 metres 

 
Referrals 
 
Engineering: The Engineering Department has no objection to the project 

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

School District: The School District has advised that there will be 
approximately 8 of school-age children generated by this 
development, of which the School District has provided the 
following expected student enrollment.  
 
3 Elementary students at Edgewood Elementary School 
1 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 Summer of 
2023.  
 

Parks, Recreation & 
Culture: 
 

Parks will accept cash-in-lieu of the 5% unencumbered parkland 
dedication requirement. 
 

Transportation Considerations 
 
• Vehicle access is proposed from a rear lane for all proposed Lots 1 to 8. No driveways are 

permitted from 168 Street or 21 Avenue. 
 

• The applicant is proposing a 5.008 metres wide dedication for 168 Street, a 3.5 metre wide 
dedication for 21 Avenue, and a 6.0 metre wide dedication for a residential lane. 

 
• A landscape buffer and multi-use pathway (as identified in the Sunnyside Heights NCP and 

Surrey Greenways Plan) will be constructed as part of the current application and be located 
along the west side of 168 Street.  
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Sustainability Considerations 
 
• The applicant has met all of the typical sustainable development criteria, as indicated in the 

Sustainable Development Checklist. 
 
School Capacity Considerations 
 
• The School District has advised a new elementary school is proposed for the Grandview 

Heights community in order to address capacity issues at Edgewood Elementary School. The 
new school, Ta’atalu Elementary School will be located south of 20th Avenue and is targeting 
opening in early 2024. In the interim, the School District will rely on portables to make up for 
the seat shortfall. 

 
 
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 proposal complies with the “Urban” designation in the Official Community Plan (OCP). 
 
Themes/Policies 
 
• The proposal is supported by the following OCP policies: 

o  A1.1 – Support compact and efficient land development that is consistent with the 
Metro Vancouver RGS. 

o A1.2 – Ensure that urban development occurs within the Urban Containment 
Boundary. 

o A1.3.d – Accommodate urban land development in comprehensively-planned new 
neighbourhoods within Secondary Plan areas. 

o A4.2 – encourage the full and efficient build-out of existing planned urban areas. 
 
(The proposed development is located in the planned Sunnyside Heights Neighbourhood 
Concept Plan (NCP) area. Implementation of the secondary plan works towards the 
City’s growth management priorities by locating urban densities in planned areas.) 
 

o A3.3 – require redevelopment to contribute to neighbourhood connectivity and 
walkability 
 
(The proposed development will include construction of a multi-use pathway along 
168 Street. It will also include widening on the north side of 21 Avenue, as well as a 
1.5 metres side walk and boulevard with street lighting and trees along lot frontages.) 
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o A3.5 – support infill development that is appropriate in scale and density to its 
neighbourhood concept and uses compatible design to reinforce neighbourhood 
character. 
 
(The applicant has provided a Building Scheme and Design Guidelines for the proposed 
development based on a Character Study evaluating form and character of the 
residential neighbourhood surrounding the subject site. The proposed density is 
appropriate to the surrounding neighbourhood context.) 

 
Secondary Plans 
 
Land Use Designation 
 
• The proposal generally meets the intent of the “Low Density Residential (6 to 10 upa)” 

designation in the Sunnyside Heights Neighbourhood Concept Plan (NCP).  
 
Amendment Rationale 
 
• The current proposal includes an amendment to the Sunnyside Heights NCP for changes to 

the road network as a result of redevelopment to the north of the subject site which deviated 
from the road network proposed in the NCP. The proposed amendments include shifting a 
rear lane system to the northeast and providing an additional lane outlet onto 21 Avenue. 

 
Zoning By-law  
 
• The applicant proposes to rezone the subject site from "One-Acre Residential Zone (RA)" to 

"Single Family Residential (10) Zone (RF-10)". 
 

• The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning By-law, including the "Single Family Residential (10) Zone (RF-10)" 
and parking requirements.  

 
RF-10 Zone (Part 17C) Permitted and/or 

Required  
Proposed 

Unit Density: 31 units per hectare 25 units per hectare 
Lot Size 

Lot Size: 
     Corner Lot or Lot on Flanking 

Lane (Type I/III): 
     Interior Lot (Type I/III): 

 
 
369/363 square metres 
291/324 square metres 

 
 
404 to 574 square metres  
315 to 474 square metres  

Lot Width: 
     Corner Lot or Lot on Flanking 

Lane (Type I/III): 
     Interior Lot (Type I/III): 

 
 
12.8/10.5 metres 
9.7/9 metres 

 
 
11.1 to 13.0 metres 
9.0 to 9.9 metres 

Lot Depth (I/III): 30/36 metres 31.8 to 52.7 metres 
Parking (Part 5) Required  Proposed 
Number of Spaces Minimum 3 spaces per lot Minimum 3 spaces per lot 
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Lot Grading 
 
• A preliminary lot grading plan, submitted by Hub Engineering Ltd., and dated March 18, 2022, 

has been reviewed by staff and found to be generally acceptable. The applicant does propose 
in-ground basements. The feasibility of in-ground basements will be confirmed once the City’s 
Engineering Department has reviewed and accepted the applicant’s final engineering 
drawings. 

 
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 (2022 rate). 

 
• The proposed development will not be subject to the Tier 2 Capital Plan Project CACs as the 

proposal complies with the densities in the Secondary Plan designation. 
 
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 contribute $1,000 per new lot to support the development of 
new affordable housing. 

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on March 2, 2022, and the Development Proposal Signs were 

installed on March 9, 2022. Staff received one (1) request for information on the proposal, and 
comments from the Little Campbell Watershed Society stated no concerns with the proposal. 
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TREES 
 
• Andrew Booth, ISA Certified Arborist of Stickleback Environmental 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 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Larch 2 2 0 
Copper Beech 1 1 0 

Coniferous Trees 
Western Red Cedar 2 2 0 

Douglas Fir* 1 1 0 

Total (excluding Alder and 
Cottonwood Trees)  6 5 0 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 10 

Total Retained and Replacement Trees 10  

Contribution to the Green City Program  ($1,100) 

*City-owned tree identified as Off-Site in Arborist Assessment 
 
• The Arborist Assessment states that there are a total of five (5) mature trees on the site, with 

no Alder or Cottonwood trees present. One (1) city-owned tree (Douglas Fir) was incorrectly 
identified in the report as being off-site, where as trees located within boulevards and 
proposed streets and lanes are to be identified as on-site trees. The applicant has been made 
aware of this error, and has agreed to have it addressed in a revised report. As such, there are 
a total of six (6) mature trees on the site, with no Alder or Cottonwood trees present. It was 
determined that no 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.  

 
• For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 

replacement ratio for all other trees. This will require a total of 12 replacement trees on the 
site. Since only 10 replacement trees can be accommodated on the site, the deficit of two (2) 
replacement trees will require cash-in-lieu payment of $1,100, representing $550 per tree, to 
the Green City Program, in accordance with the City’s Tree Protection By-law.  
 

• The new trees proposed to be planted within the landscape buffer along 168 Street on site will 
consist of a variety of trees including Skinny Genes Oak and Red Shine Maple.  

 
• In summary, a total of 10 trees are proposed to be retained or replaced on the site with a 

contribution of $1,100 to the Green City Program. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Subdivision Layout 
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey, Tree Preservation and Landscape Plan 
Appendix V. NCP Plan 
 
 
    approved by Shawn Low 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
SR/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: May 03, 2022 PROJECT FILE: 7821-0281-00 
 

 

RE: Engineering Requirements 
Location:  2119 168 Street            

 
NCP AMENDMENT 

 
There are no engineering requirements relative to the NCP Amendment. 
 

REZONE AND SUBDIVISION 
 
Property and Right-of-Way Requirements 

• Dedicate 5.008 metres along 168 Street; 

• Dedicate 3.5 metres along 21 Avenue; 

• Dedicate 6.0 metres for Residential Lane; 

• Dedicate various corner cuts at all intersections; and 
• Register 0.5 m statutory right-of-way (SRW) along all road frontages. 

 
Works and Services 

• Construct all road frontages; 

• Construct 200 mm watermain along 21 Avenue; 
• Construct adequately-sized drainage, water, and sanitary service connections.  

Abandonment of surplus connection(s), if any, is also required;  

• Construct frontage mains required to service the site. 
 
A Servicing Agreement is required prior to Rezone and Subdivision.  
 
 
 
 
 
 
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 0281 00

SUMMARY

The proposed    8 Single family with suites Edgewood Elementary
are estimated to have the following impact

on the following schools:

Projected enrolment at Surrey School District for this development:

Elementary Students: 3
Secondary Students: 1

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: 6

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 0

 

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
March 2, 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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Tree Preservation Summary 

Surrey Project No:  21-0281 
Address:  2119-168 Street Surrey 

Registered Arborist:  Andrew Booth 

Total Replacement Trees Required: 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

zero (0) X one (1)  = 0 

- All other Trees Requiring 2 to 1 Replacement Ratio 

five (5) X two (2)  = 10 

10 

Total Replacement Trees Required: 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

zero (0) X one (1) 0 

- All other Trees Requiring 2 to 1 Replacement Ratio 

one(1)X two (2) 2 

2 

Summary, report and plan prepared and submitted by: 

 

C:\Users\RME\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\31FUREYU\Tree Preservation Summary (2) 

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) 

   
5 

Protected Trees to be Removed 5 
Protected Trees to be Retained 

(excluding trees within proposed open space or riparian areas) 

0 

 

Replacement Trees Proposed   10 
Replacement Trees in Deficit   0 

Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]    0 
 

Off-Site Trees Number of Trees  

Protected Off-Site Trees to be Removed 1 
 

Replacement Trees Proposed   0 
Replacement Trees in Deficit   2 
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               Right In - Right Out
(May be required in these and or other locations depending
on adjacent land use and traffic safety consideration.)

LANDUSE

Park / Open Space
Grandview Ridge Trail

Linkages
! ! ! Proposed Pedestrian Pathway

! Round About

Urban Transitional Up to 8 u.p.a.
Low Density Residential 6-10 u.p.a.
Cluster Residential 6-10 u.p.a.
Medium Density Residential 10-15 u.p.a.
Cluster Residential 10-15 u.p.a.

Multiple Residential 10-15 u.p.a.
Multiple Residential 15-25 u.p.a.
Multiple Residential 30-45 u.p.a.
Special Residential 15-25 u.p.a.
Commercial Residential 25-45 u.p.a.
Neighbourhood Commercial
School
Buffer
Civic Utility

Habitat Preservation Area

5m Drainage Corridor
10m Drainage Corridor
20m Drainage Corridor

Cluster Residential 10-25 u.p.a. Proposed NCP Amendment
for changes to the road
network.

realign rear lane
network to match
approved subdivision
7917-0100-00

extend rear lane
to 21 Avenue

shift rear lane to the
north
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