City of Surrey
PLANNING & DEVELOPMENT REPORT
Application No.:
7922-0091-00
Planning Report Date: October 3, 2022
PROPOSAL:

•
•

Rezoning from RF to RM-D
Development Variance Permit

to bring an existing, non-conforming duplex into
compliance under the appropriate zone in the Zoning
Bylaw No. 12000 for future strata conversion.
LOCATION:

10945 - 142 Street
(10947 - 142 Street)

ZONING:

RF

OCP DESIGNATION:

Urban
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RECOMMENDATION SUMMARY
•

By-law Introduction and set date for Public Hearing for Rezoning

•

Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS
•

The applicant is proposing to reduce the lot width requirement of the Duplex Residential
Zone (RM-D) from 24 metres to 23 metres.

RATIONALE OF RECOMMENDATION
•

The proposal complies with the Urban designation in the Official Community Plan (OCP).

•

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

•

Rezoning the property from “Single Family Residential Zone (RF)” to “Duplex Residential
Zone (RM-D)” will bring the existing non-conforming duplex into compliance with the Zoning
By-law under the appropriate zone for future strata conversion.

•

The one-storey, wood frame duplex has existed in the neighbourhood since 1960. Except for
the addition of a deck and regular exterior upkeep and maintenance, the duplex has largely
remained in the same form since it was first built.

•

The floor area, lot coverage and building height of the existing, non-conforming duplex are
below the maximum permitted under the RM-D Zone.
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RECOMMENDATION
The Planning & Development Department recommends that:
1.

A By-law be introduced to rezone the subject site from "Single Family Residential Zone
(RF)" to "Duplex Residential Zone (RM-D)" and a date be set for Public Hearing.

2.

Council approve Development Variance Permit No. 7922-0091-00 (Appendix IV) varying
the following, to proceed to Public Notification:
(a)

to reduce the minimum lot width of the RM-D Zone from 24 metres to 23 metres.

SITE CONTEXT & BACKGROUND
Direction

Existing Use

OCP Designation

Existing Zone

Subject Site

Non-conforming
duplex
Single Family
Dwelling
Single Family
Dwellings
Single Family
Dwelling
Single Family
Dwelling

Urban

RF

Urban

RF

Urban

RF

Urban

RF

Urban

RF

North:
East (Across 142 Street):
South:
West:

Context & Background
•

The 931.6 square metre subject property is located at 10945 and 10947 - 142 Street. It is
currently zoned Single Family Residential Zone (RF) with an existing, non-conforming duplex
on the lot. The subject site is designated Urban in the Official Community Plan and is not in
an NCP (neighbourhood concept plan) area.

•

The existing lot was created through subdivision on April 22, 1958. The applicants are seeking
to rezone the property from single family zoning (RF Zone) to duplex zoning (RM-D Zone) in
order to bring the existing, non-conforming duplex into compliance under the appropriate
zone in Zoning Bylaw No. 12000 to facilitate strata conversion after rezoning.

•

On July 21, 1988, the property owners applied for a strata conversion application. On
August 11, 1988, City staff issued a letter indicating non-support of the strata conversion
application, citing non-compliance to duplex zoning requirements in the Zoning Bylaw at that
time.

•

The existing north and south driveways have remained the same since they were first
installed. Both comply with the driveway location and width requirements of the RM-D Zone
in Zoning Bylaw No. 12000.
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•

The duplex is a one-storey, wood frame building that was built in 1960. There were originally
two carports behind the duplex whose side yard setbacks were non-compliant. The owners
sought permission from the Board of Variance (BOV) and on February 18, 1993 (Appendix II),
the BOV granted approval to relax the north and south side yard setbacks from the property
line to the concrete pad. Only the north carport (10947 - 142 Street) currently exists. The
south carport was demolished several years ago and was not reinstated.

•

In approximately 2014, a deck was built in front of 10947 - 142 Street. Building Inspections
staff reviewed the deck and deemed it to be 0.6 m in height. Decks that are less than or equal
to 0.6 m in height do not require a building permit and are not subject to setback
requirements. The existing deck complies with the RM-D Zone requirements in Zoning Bylaw
No. 12000.
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DEVELOPMENT PROPOSAL
Planning Considerations
•

The applicant is proposing to rezone the property from "Single Family Residential Zone (RF)"
to “Duplex Residential Zone (RM-D)” to bring an existing, non-conforming duplex into
compliance under the appropriate zone in Zoning Bylaw 12000 for future strata conversion.
The applicant is also proposing to vary the lot width requirement of the RM-D Zone from
24 metres to 23 metres to address the existing lot width.

•

According to the RM-D Zone, all covered areas for parking shall be included in the calculation
of floor area unless the covered parking is located within the basement. The existing house
(including the unfinished attic) and carport have a floor area of approximately 255 square
metres (Appendix I), well below the maximum permitted floor area of 371.61 square metres.
Proposed
Lot Area
Gross Site Area:
Number of Lots:
Building Height:
Residence
Carport
Shed
Floor Area Ratio (FAR):

931 sq. m.
1
5.52 m.
2.53 m.
2.91 m.
0.28

Referrals
Engineering:

The Engineering Department has no objection to the project.

School District:

The School District has advised that there will be approximately 3
of school-age children generated by this development, of which the
School District has provided the following expected student
enrollment.
1 Elementary student at Mary Jane Shannon Elementary School
0 Secondary students at Guildford Park Secondary School
(Appendix II)
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.

POLICY & BY-LAW CONSIDERATIONS
Regional Growth Strategy
•

The site is designated "General Urban" in the Regional Strategy (RGS).
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•

General Urban areas are intended for residential neighborhoods.

•

The existing duplex complies with the RGS designation for the site.
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Official Community Plan
Land Use Designation
•

The site is designated "Urban" in the Official Community Plan (OCP).

•

The "Urban" land use designation is intended to support low and medium density residential
neighbourhoods with forms including detached, semi-detached, and ground-oriented
attached housing.

•

The proposal complies with the OCP designation for the site.

Themes/Policies
The existing duplex is supported by the following OCP policy:
•

A1.2 - Ensure that urban development occurs within the Urban Containment Boundary.
(The property is within Metro Vancouver’s Urban Containment Boundary.)

•

A1.3c - Serviced infill areas and redevelopment sites in appropriate locations within existing
residential neighbourhoods, when developed compatible with existing neighbourhood
character.
(The property has existing water, sanitary and storm sewer connections to mains. The
duplex has existed in the community since 1960. Except for minor exterior and interior
renovations, the form and character of the duplex has largely remained the same. There are
two other duplexes within 50-70 m. of the subject property.)

Zoning By-law
•

The applicant proposes to rezone the subject site from "Single Family Residential Zone (RF)"
to "Duplex Residential Zone (RM-D)".

•

The table below provides an analysis of the development proposal in relation to the
requirements of the Zoning By-law, including the "Duplex Residential Zone (RM-D)" and
parking requirements.
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RM-D Zone (Part 18)
Floor Area Ratio:
Lot Coverage:
Yards and Setbacks
North:
East:
South:
West:
Height of Buildings
Principal building:
Accessory buildings:
Carport
Shed
Parking (Part 5)
Number of Stalls
Residential:
* Board of Variance approved
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Permitted and/or
Required
371.61 sq. m.
33%

Proposed
255.1 sq. m.
21%

1.8 m.
7.5 m.
1.8 m.
7.5 m.

0.38 m* (Appendix II)
9.11 m
0.49 m* (Appendix II)
21.01 m

9 m.
4-5 m.

5.52 m.

Required

2.53 m.
2.91 m.
Proposed

2 per duplex unit

2 per duplex unit

Lot Width Variance
•

The applicant is requesting the following variance:
o

to reduce the minimum lot width of the RM-D Zone from 24 metres to 23 metres.

•

The subject property was created through subdivision on April 22, 1958, and met the
21.3 metre frontage requirement of the R-FD Family Residential – Duplex Zone at that time.
Historically, the subject property has remained the same and no land development
applications have been submitted.

•

Staff support the requested variances to proceed for consideration.

PUBLIC ENGAGEMENT
•

Pre-notification letters were sent on May 2, 2022, and the Development Proposal Signs were
installed on April 27, 2022. Staff received no responses from neighbouring homeowners.

•

The subject development application was reviewed by the Bolivar Heights Community
Association and the Whalley Community Advisory Association. Staff received no responses
from the community associations.
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INFORMATION ATTACHED TO THIS REPORT
The following information is attached to this Report:
Appendix I.
Appendix II.
Appendix III.
Appendix IV.
Appendix V.

Certificate of Location
Board of Variance Approval (February 18, 1993)
School District Comments
Development Variance Permit 7922-0091-00
Aerial Photo

approved by Ron Gill

Jeff Arason
Acting General Manager
Planning and Development
DQ/cm

Appendix I

Appendix II

Appendix III
School Enrolment Projections and Planning Update:
The following tables illustrate the enrolment projections (with current/approved ministry

June 28, 2022

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

Planning
The NCP for the area calls for significant redevelopment located along King George Boulevard and
104th Avenue with the current building form changing into mid to high‐rise residential
development and mixed use. The timing of these future high‐rise developments, with good market
conditions could impact the enrolment growth upwards from the projections below.
As of September 2020, Mary Jane Shannon Elementary is operating at 81% and is continued to stay
around this utilization over the next 5 years. As of the next 5 years there are student’s spaces
available in the school.
Guildford Park Secondary operates over capacity. With the continued development and
densification of the City Center, enrollment for this school is projected to continue to grow,
perhaps, quicker than what is shown below. In March 2020, the Ministry of Education supported
the District to prepare a feasibility study for a 450‐capacity addition at the secondary school. The
addition is targeted to open for September 2024.

THE IMPACT ON SCHOOLS
APPLICATION #:

22 0091 00

SUMMARY
Mary Jane Shannon Elementary

The proposed
2 single family lots
are estimated to have the following impact
on the following schools:

800
750

Projected enrolment at Surrey School District for this development:

700
650

Elementary Students:
Secondary Students:

1
0

600
550
500

18 0284 00

450

September 2021 Enrolment/School Capacity

400
350

Mary Jane Shannon Elementary
Enrolment (K/1‐7):
Operating Capacity (K/1‐7)

300

41 K + 308
38 K + 396

250
200
2019

2020

2021

2022

2023

Enrolment

Guildford Park Secondary
Enrolment (8‐12):
Capacity (8‐12):

2024

2025

2026

2027

2028

2029

Operating Capacity

Guildford Park Secondary

1364
1050

2000
1900
1800

Projected population of school‐age children for this development:

3

1700
1600
1500

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.

1400

Secondary Students:
Total New Students

1200

8

1300

1100
1000
2019

2020

2021

2022
Enrolment

2023

2024

2025

2026

2027

2028

Capacity

* 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.

2029

CITY OF SURREY

Appendix IV

(the "City")
DEVELOPMENT VARIANCE PERMIT
NO.: 7922-0091-00
Issued To:
Address of Owner:

Issued To:
Address of Owner:
(collectively referred to as the "Owner")
1.

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

2.

This development variance permit applies to that real property including land with or
without improvements located within the City of Surrey, with the legal description and
civic address as follows:
Parcel Identifier: 010-418-652
Lot 5 Section 13 Block 5 North Range 2 West New Westminster District Plan 18608
10945 – 142 Street
(10947 - 142 Street)
(the "Land")

3.

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

4.

In Part 18 “Duplex Residential Zone (RM-D)” Section K.2 Subdivision Lot Width,
the minimum lot width is reduced from 24 metres to 23 metres.

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

-25.

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

6.

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

7.

This development variance permit is not a building permit.

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

DAY OF

, 20 .

______________________________________
Mayor – Doug McCallum
______________________________________
City Clerk – Jennifer Ficocelli

Schedule A

to reduce the lot width
requirement of the Duplex
Residential Zone (RM-D) from
24 m to 23 m.

Appendix V

