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RATIONALE SUMMARY

The proposed Official Community Plan (OCP) amendment (from Urban to Multiple Residential)
allows a change in form from townhouses to apartments, but not an increase in density (as the
proposed density of 47 uph is well below the 72 uph permitted under the Urban designation). The
application includes a mix of housing types that will broaden housing choice, support a range of
household needs, and contribute to housing diversity within the Rosemary Heights community,
and the development has been designed to be compatible with and provide appropriate
transitions to the existing Morgan Creek neighbourhood and golf course context.

Staff support the application as the proposal is consistent with the overall policy intent of the
OCP, implements the NCP’s housing diversity goals, and contributes positively to neighbourhood
livability and design quality.

RECOMMENDATION
The Planning & Development Department recommends that:
1. Council file Surrey Zoning By-law, 1993, No. 12000, Amendment Bylaw, 2017, No. 10188.

2. Council file Surrey Zoning By-law, 1993, No. 12000, Amendment Bylaw, 2013, No. 13973,
Amendment Bylaw, 2017, No. 19189, and close Development Application No. 7914-0255-00
and all applications associated with that project.

3. A Bylaw be introduced to amend the OCP Figure 3: General Land Use Designations for the
apartment building portion of the subject site from Urban to Multiple Residential
(Appendix A) and a date for Public Hearing be set.

4. 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.

5. Council support amending the Rosemary Heights Central Neighbourhood Concept Plan
(NCP) to introduce a new land use designation: Low-Density Apartments (4 Storeys), and
redesignate the site from Clustering at Single Family Density and Golf Course to
Townhouses, Low-Density Apartments (4 Storeys) and Golf Course (Appendix B), and
consider passing a resolution for the amendments when the project is considered for Final
Adoption.

6. A Bylaw be introduced to amend Comprehensive Development Bylaw No. 13973 by
replacing Schedule I with a new Schedule I to reflect the new lot boundaries (Appendix C),
and a date be set for Public Hearing;

7. A Bylaw be introduced to rezone a portion of the subject site as shown as Block 1 on the
attached Block Plan (Appendix D) from Comprehensive Development Bylaw No. 12961 to
Comprehensive Development Zone (CD), and a date be set for Public Hearing.
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8. A Bylaw be introduced to rezone a portion of the subject site as shown as Block 2 on the
attached Block Plan (Appendix D) from Comprehensive Development Bylaw No. 12961 and
Comprehensive Development Bylaw No. 13973 to Comprehensive Development Zone
(CD), and a date be set for Public Hearing.

10.

Council authorize staff to draft Development Permit No. 7925-0093-00 generally in
accordance with the attached drawings (Appendix E).

Council instruct staff to resolve the following issues prior to final approval:

(a)

(b)
(c)

(d)

(e)

(f)

(g)

(h)

(i)

resolution of all engineering requirements to the satisfaction of the General
Manager, Engineering (Appendix F);

submission of a subdivision layout to the satisfaction of the Approving Officer;

submission and acceptance of finalized architectural drawings, including
resolution of all urban design issues, to the satisfaction of the Planning and
Development Department;

submission and acceptance of finalized landscaping drawings, including resolution
of all landscape design issues, and a landscaping cost estimate to the satisfaction of
the Planning and Development Department;

submission and acceptance of a finalized arborist report, including satisfying the
required tree replacement and obtaining authorization for the removal of off-site
trees, to the satisfaction of the Planning and Development Department;

provision of 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;

registration of shared access easements to ensure access to the proposed
development sites share parking and amenity facilities;

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; and

registration of a Section 219 Restrictive Covenant to provide notice to future
property owners that the Morgan Creek Golf Course is adjacent to the property
and to indemnify the City from any related liability.
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DEVELOPMENT PROPOSAL

e The applicant is proposing the development of two four-storey apartment buildings with 119
units on Morgan Creek Way and 82 townhouse units that sensitively transition to adjacent
development. An Official Community Plan amendment is required to redesignate the
apartment portion of the site (Block 1 on Appendix D) from Urban to Multiple Residential.
The OCP amendment is only required to accommodate the form of the proposed
development (i.e. apartments) as the buildings are not entirely ground-oriented. The overall
site density of 47 uph is well below the maximum permitted density of 72 uph under the
Urban designation.

e The application also proposes a subdivision to allow for a lot line adjustment to amend the
golf course lot boundary, and to split the surplus vacant lot into a townhouse lot and an
apartment lot (Appendix G). An amendment to CD Bylaw No. 13973 is required to reflect the
new lot line.

e The lot line adjustment is proposed to allow one of the golf tee boxes for Fairway No. 10 to be
located within the golf course property, as it is currently located on the adjacent (easterly)
vacant lot, and to transfer the surplus golf course land (to the east of the existing golf cart
pathway) to the development site. This will increase the developable area of the subject site
from 4.0 hectares to 4.3 hectares.

e The application includes the following:

0 Official Community Plan Amendment for a portion of the site from Urban to
Multiple Residential.

0 Neighbourhood Concept Plan Amendment to introduce a new land use
designation: Low-Density Apartments (4 Storeys).

0 Neighbourhood Concept Plan Amendment to amend the land use designation
from Clustering at Single Family Density and Golf Course to Townhouses, Low-
Density Apartments (4 Storeys) and Golf Course.

0 Rezoning to allow for an amended CD Bylaw No. 13973 for the golf course lot, to
reflect the new lot boundaries after the lot line adjustment;

0 Rezoning the proposed apartment lot from CD Bylaw No. 12961 to a new CD Bylaw
based on the RM-70 Zone.

0 Rezoning the proposed townhouse lot from CD Bylaw Nos. 12961 and 13973 to a new
CD Bylaw based on the RM-15 Zone.

0 Development Permit for form and character.

0 Subdivision to allow for a lot line adjustment of the golf course lot, and the
subdivision of the surplus land into an apartment lot and a townhouse lot.

e The table below provides a summary of the proposed development. The proposed site
boundaries will include an apartment lot (Lot 1), townhouse lot (Lot 2) and the adjusted golf
course lot (Lot 3) (Appendix G).
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Proposal
Lot Area
Total Development Site Area: 4.3 ha.
Apartment (Lot 1) Area: 0.8 ha.
Townhouse (Lot 2) Area: 3.5 ha.
Golf Course (Lot 3) Area: 7.0 ha.

Density (net/gross)

Total Development FAR/UPH:
Apartment (Lot 1) FAR/UPH:
Townhouse (Lot 2) FAR/UPH:

0.8 FAR / 47 UPH
1.5 FAR / 137 UPH
0.6 FAR / 24 UPH

Number of Lots

3

Lot Coverage:

Total Development: 41.5%
Apartment (Lot 1): 47%
Townhouse (Lot 2): 40.7%
Yards and Setbacks (Total Site)
North (34 Avenue): 4.5m
East (Morgan Creek Way): 6.0 m
Southeast: 1.0 m
West: 6.0m
South: 6.0 m
Height of Buildings
Apartment buildings: 16.5 m
Townhouse buildings: 11.0 m
Amenity Building: 11.0 m
Amenity Space
Indoor Amenity: 637 sq. m. (exceeds the Zoning Bylaw requirement)
Outdoor Amenity: 887 sq. m. (exceeds the Zoning Bylaw requirement)
Floor Area

Residential (Total)

10,400 sq. m.

Residential Units:

1-Bedroom:
2-Bedroom:
3-Bedroom:
4-bedroom:
Total:

24 (11.9% of total)
64 (31.8% of total)
53 (26.4% of total)
60 (29.9% of total)
201

SITE CONTEXT & BACKGROUND

e The subject site consists of two properties:

0 The western property, at 15711 — 32 Avenue, is part of the Morgan Creek Golf Course
(Fairway Nos. 10 and 11); and
0 The eastern property, at 3375 - Morgan Creek Way, is a vacant lot at the corner of
34 Avenue and Morgan Creek Way.
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The golf course property is 7.0 hectares and the vacant property is 4.3 hectares. The total site

area is 1.3 hectares.

The subject site is designated Urban in the Official Community Plan (OCP), Clustering at
Single Family Density and Golf Course in the Rosemary Heights Central Neighbourhood
Concept Plan (NCP), and is zoned Comprehensive Development Zone (Bylaw Nos. 13973 and

12961).
Direction Existing Use OCP/Secondary Land | Existing
Use Plan Designation | Zone
North (Across 34 Avenue): | Single family dwellings | OCP: Suburban CD (Bylaw
Nos. 13614)
NCP: N/A
East (Across Morgan Creek | Morgan Creek Golf OCP: Suburban CD (Bylaw
Way): Course Nos. 13614)
NCP: N/A
South: Townhouse site (Deer | OCP: Urban CD (Bylaw
Run) No. 12961)
NCP: Clustering at
Single Family Density
West: Single family dwellings | OCP: Urban CD (Bylaw
Nos. 14427
NCP: Clustering at and 15140)
Single Family Density
and Compact Single
Family/Cluster

The subject site was originally rezoned for ground-oriented multiple residential (CD Bylaw
No. 12961) in 1997, under Development Application No. 7996-0089-00. The original lot was
subdivided into five lots. The other lots in the subdivision are south of the subject site and
were subsequently developed into townhouses consistent with the proposal at that time. The
subject site has remained vacant.

In 2014, a proposal was submitted to develop the subject site under Development Application
No. 7914-0255-00. This application included an NCP Amendment, Rezoning, Subdivision and
Development Permit to develop 46 townhouse units and two three-storey apartment
buildings with 51 units. A lot line adjustment was also proposed between the golf course and
the vacant lot similar to what is currently being proposed.

Development Application No. 7914-0255-00 proceeded to Council for consideration on March
6, 2017 and received First and Second readings of the Rezoning Bylaw and the Bylaw to amend
Comprehensive Development Bylaw No. 13614 (Bylaw Nos. 19188 and 19189). These bylaws are
proposed to be filed as part of this application.
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e At the April 3, 2017 Regular Council - Public Hearing meeting, Council referred Development
Application No. 7914-0255-00 back to staff to work with the developer to address
neighbourhood concerns. This project went back to Council with Additional Planning
Comments on June 10, 2019 and Council again referred the project back to staff to make
further refinements to the design. The project then went dormant. Once the aforementioned
bylaws have been filed, Development Application No. 7914-0255-00 will be formally closed.

POLICY & BYLAW CONSIDERATIONS
Official Community Plan Amendment

e The subject site is designated Urban and the applicant proposes an OCP Amendment to
Multiple Residential for the apartment portion of the site (Lot 1).

e The OCP amendment is only required due to the form of housing that is being proposed -
four-storey apartment buildings. The Urban designation in the OCP allows up to 72 units per
hectare in secondary plan areas, but the form must be ground-oriented. The overall density
proposed is 47 units per hectare, well below the maximum Urban density, however the
applicant is proposing a mix of ground-oriented and non-ground-oriented housing to support
a range of household types and add housing diversity to the area.

e 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.

Secondary Land Use Plan Amendment

e The subject site is designated Clustering at Single Family Density and Golf Course in the
Rosemary Heights Central Neighbourhood Concept Plan (NCP). The applicant proposes to
introduce a new land use designation: Low-Density Apartments (4 Storeys), and to
redesignate the apartment lot (Lot 1) to this new designation, the townhouse lot (Lot 2) to
Townhouses, and to amend the boundaries for the portion designated Golf Course to align
with the revised golf course lot (Lot 3) boundaries.

e The existing land use designation for the subject site, Clustering at Single Family Density, is
outdated and not reflective of today’s market conditions. The proposed development is
reasonably low density and requested in response to changes in market demand, product
differentiation and demographics.

e The site’s location at the easternmost edge of the NCP area, with golf course lands on either
side (to the east and west) lends support to the apartment building form which does not
interface directly with the existing adjacent townhomes to the east and south.

e The NCP advocates for “a variety of housing types ranging from low to high densities to meet
the diverse needs and lifestyles of future residents and to achieve a balanced and integrated
social structure”. The proposal is aligns with this goal.
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The applicant has indicated that there is demand from existing area residents for master-on-
main, lock-and-leave, low-maintenance units with secure parking in this area, especially for
residents seeking to downsize.

The apartment form offers a new more attainable unit type to the neighbourhood, which
addresses specific housing stock supply and diversity and provides an opportunity for local
residents to age in place.

Zoning Bylaw

The applicant proposes to rezone the subject site to two Comprehensive Development Zones
(CD), one for the apartment site and one for the townhouse site.

Proposed Apartment Site (Lot 1) CD Zone

The proposed CD Zone for the apartment portion of the site (Lot 1) is based on the Multiple
Residential 70 Zone (RM-70) and includes modifications to the lot coverage, building height,
setbacks and special regulations sections.

The maximum lot coverage has been increased from 33% under the RM-70 Zone to a
maximum of 47% in the proposed CD Zone to accommodate the proposed built form. The
proposed lot coverage and building height are typical for the proposed form of development.

The proposed setbacks are suitable on the east yard (Morgan Creek Way) and west yard, and
are proposed at 1.0 metre on the north and south yards as these are internal lot lines with the
townhouse site (Lot 2). The development will read as a single site; the small setbacks are only
to reflect that there is a property line between the two development sites which will not
impact any adjacent lands.

Outdoor amenity space may be located within the setbacks, to reflect the central location of
amenity space within the site, after subdivision to create the two separate lots.

Proposed Townhouse Site (Lot 2) CD Zone

The proposed CD Zone for the townhouse portion of the site (Lot 2) is based on the Multiple
Residential 15 Zone (RM-15) and includes modifications to the setbacks and special regulations
sections.

The proposed setbacks along the outside edges of the site generally exceed what would
typically be required for a contemporary townhouse development in the City. The internal
setback between Lot 1 and Lot 2 is 0.0 metres to allow for the indoor amenity building to be
located on the shared property line.

As with the apartment CD Zone, outdoor amenity space may be located within the setbacks to
reflect the central location of the amenity space within the overall site.
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DEVELOPMENT CONSIDERATIONS
Engineering & Transportation Considerations

e The project is subject to all conditions listed in the engineering requirements listed in
Appendix F.

e The proposal includes two site vehicular accesses on Morgan Creek Way which is a primary
route within the neighbourhood.

e There are two bus routes on 32 Avenue, approximately 400 metres walking distance from the
subject site: Route No. 354 White Rock South/Bridgeport Station (only available during peak
hours), and Route No. 363 Southpoint/Peace Arch Hospital.

e The proposal did not meet the Surrey Design Criteria Manual’s threshold of 100 peak hour
trips for require a Transportation Impact Analysis (TIA). However, the applicant voluntarily
completed a TIA given the neighbourhood concerns regarding traffic.

e According to the TIA findings, the proposed development is expected to generate
approximately 84 trips during the morning peak hour and 94 trips during the evening peak
hour, equivalent to an average of 1-2 additional trips per minute during peak hours. Staff
deem this an acceptable level of service and have no traffic-related concerns with the
proposal. Morgan Creek Way connects to 34 avenue and 160 Street to the north and 32 Avenue
to the south which will capably diffuse the traffic in the area.

e The applicant is proposing to provide the following number of vehicle and bicycle parking

spaces:
| Required | Proposed
Number of Stalls
Residential Apartment: 174 215
Residential Visitor Apartment: 24 24
Residential Townhouse: 164 326
Residential Visitor Townhouse: 16 16
Total: 378 581
Tandem (%): o o)
Accessible: 4 4
Bicycle Spaces
Residential Apartment Secure Parking: | 46.4 161
Residential Apartment Visitor: 12 12
Residential Townhouse Secure Parking: | Within units Within units
Residential Townhouse Visitor: 6 12

Tree Considerations

e The applicant has submitted an arborist report, which identifies onsite, off-site, and City tree
species. A summary of the proposed tree retention, removal, and proposed replacement is
found in Appendix H.
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There are 41 trees on the subject site, 29 of which are proposed to be removed. The focus of
tree retention/planting is along the east and south interfaces with existing townhomes to
maintain a green buffer. The applicant is required to plant replacement trees and/or provide
cash-in-lieu of replacement trees to the Green City Program in accordance with Surrey Tree
Protection Bylaw, No. 16100, as amended.

There are also off-site trees that are proposed to be removed. Authorization is required to
remove off-site trees on private property. If the authorization cannot be obtained prior to
Final Adoption, a readjustment of a proposed retaining wall and servicing corridor would be
required, which could be accommodated by the applicant. The applicant has confirmed that
they will seek authorization prior to Final Adoption and will revise the site plan if that cannot
be obtained.

The City has reviewed the arborist report and supports the Arborist’s findings.

All trees identified for removal, retention and/or replacement are subject to change prior to
final approval of the arborist report.

Parks Considerations

Parks has no concerns with the proposed development.

The closest active park is Morgan Creek Park, with amenities including a playground, outdoor
sport court and outdoor sport field. This park is 250 metres walking distance from the subject
site. The closest natural area is 104A Greenbelt, just south of the development portion of the
site.

School Capacity Considerations

The School District has advised that there will be approximately 92 school-age children
generated by this development (Appendix I). The School District has provided the following
expected student enrollment:

0 51 Elementary students at Morgan Elementary School; and
0 26 Secondary students at Grandview Heights Secondary School.

The number of school-age children is greater than the expected enrollment due to students
attending private schools, home school or different school districts.

As of September 2024, Morgan Elementary School is at 94% capacity. Based on current plans,
the School District expects enrollment to remain steady. Also as of September 2024,
Grandview Heights Secondary School is at 119% capacity and enrollment is projected to grow
rapidly in the next 10 years. The School District is planning for a 500-seat addition to this
school, with expansion targeted to open in 2029, and has also been successful in securing
funding for land acquisition in the area for a new secondary school.
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Surrey Fire Considerations

e The Surrey Fire Department has no concerns with the proposed development, however there
are some standard requirements to be addressed as part of the subsequent Building Permit
application.

Form and Character Development Permit Considerations

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

e The applicant has worked with staff to provide sensitive interfaces along the public street
edges, golf course, and neighbouring townhouse site to the south, refine the proposed site
grading, and enhance the building character.

e The proposed development massing, ample unit sizes and high quality design/materials are to
ensure that the proposal fits sensitively within the existing established neighbourhood. The
four-storey apartment buildings on Morgan Creek Way step down toward the south to follow
the existing grade. The upper level is stepped back to reduce the apparent massing.

e The townhouse units adjacent to the existing townhouse development to the south of the site
have exposed basement levels. The intention is to create a three-storey elevation that lowers
the proposed grade and prevents the need for large retaining walls and stepped landscaping.

e The architectural style proposed is a west coast aesthetic, inspired by traditional craftsman
architecture but with a modest, minimalist expression. The design is intended to compliment
the existing neighbourhood character.

e The townhouses all have traditional side by side garages and feature steep gabled roofs,
extensive covered porches with large expressive columns, and a palette of mixed materials
featuring stone and woodwork detailing.

e The apartment buildings feature articulated roof lines with deep overhangs, exposed post and
beam wood detailing, and attention to detail around the windows and doors.

e Throughout the site, there is a strong emphasis on the interface between the architecture and
the landscaping, with planter walls clad in stone, and extensive planting around and through

the site.

Indoor & Outdoor Amenity

e The proposed development includes a central amenity building with adjacent outdoor amenity
that links the townhouses and apartment buildings, both through orientation, location and
architectural styling.

¢ The indoor amenity building is located on the townhouse lot (Lot 2), and there will be a shared
access easement to ensure that the entire development has equal access to this building (as
well as the adjoining outdoor amenity area discussed below).
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e The indoor amenity building has three levels, and is 518 square metres in area, including the
portion of the basement with usable amenity space. On the basement level there is a
manager’s office, co-working spaces, and golf club storage. On the main level there is a fitness
area, change/washrooms, bicycle repair area, dog wash area, saunas, hot tub and plunge pool,
and a great hall (lounge/party room). On the upper level there is a billiards room, washrooms,
a kids craft room, cigar lounge and an outdoor deck.

e The main outdoor amenity is directly adjacent to the indoor amenity building, and includes a
playground, lawn area and outdoor recreation area. The outdoor recreation area includes

outdoor fitness, community agriculture plots, and table tennis.

¢ Additional smaller outdoor amenity spaces on the site which provide outdoor seating and
passive outdoor space.

Advisory Design Panel

e For multi-family proposals that are six storeys or less and supported by City staff,
consideration by the City’s Advisory Design Panel (ADP) is not required. The subject
development proposal is generally supported by City staff and the applicant has agreed to
resolve any outstanding items, to the satisfaction of the Planning and Development
Department, prior to consideration of Final Adoption of the Rezoning Bylaw and issuance of
the Development Permit.

Outstanding Items

e There are a limited number of Urban Design items that remain outstanding, and which do not
affect the overall character or quality of the project. These generally include further detailing
of the retaining wall finishes, grading refinement, and landscape coordination.

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

PUBLIC ENGAGEMENT

e Pre-notification letters were sent and the development proposal signs installed on August 19,
2025. Staff received 33 responses from area residents. A summary of the feedback received is
listed below (staff comments in italics):

0 Traffic and parking impacts, especially on Morgan Creek Way.

The applicant voluntarily completed a Traffic Impact Assessment (TIA), which
concluded that the development will have a limited impact on area traffic. The project
also provides 581 parking stalls, significantly exceeding the Zoning Bylaw requirement of
378 stalls.

0 School capacity and community infrastructure impacts, with residents citing that local
schools are already operating at or near capacity.
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The applicant has indicated that the development is targeted toward downsizers,
retirees, and those seeking to age in place, and therefore is expected to generate fewer
school-age children than typical multi-family projects.

0 Concerns about neighbourhood character and building form, including opposition to
the apartment buildings in an area currently characterized by single family and
townhouse forms.

The apartment buildings are low-rise (four storeys) and designed with stepped massing,
extensive landscaping, and west coast architectural detailing to ensure compatibility
with the surrounding built form.

0 Building height and density, with some noting that the proposal is inconsistent with
the established scale of the Morgan Creek / Rosemary Heights Central neighbourhood.

The overall density of 47 units per hectare is well below the maximum permitted under
the Urban OCP designation (72 units per hectare). The OCP amendment is required only
for building form, not density.

Public Information Meeting

The applicant held a Public Information Meeting (PIM) at 3500 Morgan Creek Way (Morgan
Creek Clubhouse) on September 16, 2025.

Approximately 129 members of the community attended, and a total of 51 comment sheets
were returned.

Nineteen respondents (37.25%) expressed support for the proposal, 12 respondents (23.53)
were neutral, and 20 respondents (39.22%) voiced concerns about the project.

Key concerns were with regard to traffic and parking along Morgan Creek Way, the density
proposed, school capacity issues, and construction disruption and safety issues.

In addition to the PIM, the applicant organized voluntary public engagement sessions in
November 2024 and Feburary 2025, prior to the initial application submission, to gather early
input from neighbouring residents during the design and development stage. Additionally,
efforts were made by the applicant to maintain communication with neighbours over the
course of the application process to date, providing updates on revisions and continuing the
conversation through focus groups and one-on-one meetings. This represents a high level of
public consultation through the development process.

In response to a comment received at the PIM, the applicant amended the proposal to
increase the size of townhouses along the fairway which resulted in a reduction of two units.

Because there were many concerns regarding traffic and parking, the applicant voluntarily
completed a Traffic Impact Assessment (TIA). The results of the TIA indicate that the project
will have a limited impact on traffic. The applicant is also proposing a total of 581 parking
stalls; the Zoning By-law requirement is for 378 stalls.

With regard to the concerns about school capacity, the applicant has indicated that the
project has been designed intentionally for downsizers, retirees and those looking to age-in-
place. As a result, the applicant believes that the number of school-age children generated by
the site will be lower than the School District’s projection (Appendix I).
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COMMUNITY AMENITY CONTRIBUTIONS

e The proposed development is subject to the following Community Amenity Contributions,
with current rates listed subject to change:

Contribution Type Current Rate

Capital Projects Contributions (Tier 1 CAC) | $2,227.85 per unit

Community Specific Capital Projects 22,278.48 per unit for townhouse, and $359.72

Contributions (Tier 2 CAC) per sq. m. per apartment above the base
density

Affordable Housing Contribution $1,113.92 per unit

Secondary Plan & Infill Area Contributions | $1,636.88 per unit

CONCLUSION

The applicant proposes to develop the subject site with two four-storey apartment buildings 119
units and 82 townhouse units, together with a lot-line adjustment to refine the golf-course
boundary. An OCP amendment is required only to permit the apartment building form; overall
density remains well within the Urban designation limit. The applicant has responded
meaningfully to community concerns and the project reflects sound planning principles
consistent with City policy. Accordingly, staff support the proposal subject to the conditions
outlined in this report.

INFORMATION ATTACHED TO THIS REPORT
The following information is attached to this Report:

Appendix A:  Official Community Plan Amendment Map

Appendix B:  Rosemary Heights Central Neighbourhood Concept Plan Amendment Map
Appendix C: Amended CD Bylaw No. 13973

Appendix D:  Block Plan

Appendix E:  Site Plan, Building Elevations, Perspective and Landscape Plans

Appendix F:  Engineering Summary

Appendix G:  Proposed Subdivision Plan

Appendix H:  Summary of Tree Preservation, Removal and Replacement

Appendix I:  School District Comments

approved by Chris McBeath

Ron Gill
General Manager
Planning and Development
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Appendix C
CITY OF SURREY

BY-LAW NO. 13973

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

THE CITY COUNCIL of the City of Surrey, in open meeting assembled, ENACTS AS
FOLLOWS:

1.

Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended,
pursuant to the provisions of Section 903 of the Municipal Act, R.S.B.C. 1996 c. 323, 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: GENERAL AGRICULTURAL ZONE (A-1)
T0O: COMPREHENSIVE DEVELOPMENT ZONE (CD)

Parcel Identifier: 023-869-356

Portion of Lot 2 Except Part in Plan LMP 35777, Section 26,
Township 1, New Westminster District, Plan LMP34571, shown
on Survey Plan, attached hereto and forming part of this by-law,
certified correct by R.H. Janzen, B.C.L.S. on the 3" day of March,
2000, containing 0.503 hectares.

(Portion of 15772 - 34 Avenue)

FROM: COMPREHENSIVE DEVELOPMENT ZONE (CD)
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD)

Parcel Identifier: 019-119-597

Portion of Lot 1, Except Portions in Plans LMP34571, LMP 42205
and LMP42537, Sections 25 and 26, Township 1, New
Westminster District, Plan LMP21759, shown on Survey Plan,
attached hereto and forming part of this by-law, certified correct by
R.H. Janzen, B.C.L.S. on the 3" day of March, 2000 and
containing 6.838 hectares.

(Portion of 3500 Morgan Creek Way)

(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 a golf course and its associated accessory uses.

Permitted Uses

The Lands and structures shall be used for the following uses only, or for a
combination of such uses:

1. Golf Course.

2. Accessory building and related facilities for the purpose of carrying out the
maintenance of the golf course.

Lot Area

Not applicable to this Zone.

Density

For the purpose of building construction on the lot, the maximum floor area ratio
shall not exceed 0.025.

Lot Coverage

For the purpose of building construction, the maximum lot coverage shall not
exceed 1.31%.

Yard and Setbacks

Buildings and structures shall be sited not less than 7.5 metres [25 ft.] from all lot
lines.

Measurements to be determined as per Part 1 Definitions, of Surrey Zoning
By-law, 1993, No. 12000, as amended.
Height of Buildings

The building height of any building or structure shall not exceed 11 metres
[36 ft.].



Measurements to be determined as per Part 1 Definitions, of Surrey Zoning
By-law, 1993, No. 12000, as amended.

Off-Street Parking

Refer to Part 5 Parking and Loading/Unloading, of Surrey Zoning By-law, 1993,
No. 12000, as amended.

Landscaping

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.

Subdivision

The Lands shall be consolidated as shown in Schedule | which is attached hereto
and forms part of this By-law.

Other Regulations

In addition to all statutes, by-laws, orders, regulations or agreements, the
following are applicable:

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 CPG Zone as set forth
in 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 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 By-law, 1987, No.
9011, as amended, and the Surrey Development Cost Charge By-law,
1993, No. 11951, as amended, and the development cost charges shall be
based on the CPG Zone.

8. Surrey Tree Preservation By-law, 1996, No. 12880, as amended.

9. Development permits may be required in accordance with the Surrey
Official Community Plan, 1996, By-law No. 12900, as amended.

3. This By-law shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000,
Amendment By-law, 2000, No. 13973."

READ A FIRST AND SECOND TIME on the 20th day of March, 2000.

PUBLIC HEARING HELD thereon on the 17th day of April, 2000.

READ A THIRD TIME ON THE 11th day of December, 2000.

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed
with the Corporate Seal on the 11th day of December, 2000.

MAYOR

CLERK

h:\by-laws\adopted\2000\clk13973.blw
rdd 11/10/25 14:41 PM
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CITY OF SURREY
BY-LAW NO. 13656

SURREY SIGN BY-LAW, 1999
23. The following signs may be erected provided a sign permit is obtained:

(1) One identification sign, either as a free-standing sign or as a fascia sign, per
residential subdivision or multiple residential development, provided that the sign
area does not exceed 2.3 sq. m [24 sq. ft.).

Identification Sign means a fascia sign or a free-standing sign, which contains the
name and/or address of the building or project.

SPECIFIC REGULATIONS

24, Except as otherwise specified, the height of a free-standing sign shall not exceed 1.8
m [6 ft.] and the setback of the sign, including the setback of a temporary off-site

real estate development/construction sign, shall be a minimum of 2 m [6.5 ft.],

provided that when the sign is located along Highway No. 1, Highway No. 10,

Highway No. 15 or Highway No. 99, the setback shall be subject to the provisions

of Sections 6, as applicable.
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Appendix F

.ISUI?QFREY INTER-OFFICE MEMO

S
> the future lives here.

TO: Director, Development Planning, Planning and Development Department
FROM: Director, Land Development, Engineering Department

DATE: November 07, 2025 PROJECT FILE: 7825-0093-00

RE: Engineering Requirements (Commercial/Industrial)

Location: 3375 Morgan Creek Way
OCP AMENDMENT/NCP AMENDMENT

There are no engineering requirements relative to the OCP Amendment, NCP Amendment, or
Development Permit.

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
e Dedicate 1.5 m on 32 Ave.
e Dedicate 3 m by 3 m corner cut at intersection of 34 Ave & Morgan Creek Way.

Works and Services
e Prepare a traffic impact assessment and implement improvements as triggered by

development.

e Prepare a sanitary flow calculation to confirm downstream capacity and address
constraints.

e Prepare a stormwater control plan to confirm downstream capacity and address
constraints.

e Implement sustainable drainage features as per Rosemary Heights Central NCP, and Old
Loggings and Burrows ISMP.
e Provide driveway, water, sanitary, and drainage service connections to each lot.

A Servicing Agreement is required prior to Rezone/Subdivision.

L -

Jeff Pang, P.Eng.
Director, Land Development

JNC

NOTE: Detailed Land Development Engineering Review available on file
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Appendix H

ARBORTECH
CONSULTING

APPENDIX F: CITY OF SURREY SUMMARY FORM

Surrey Project No.:
Project Address: 3375 Morgan Creek Way, Surrey, BC
Consulting Arborist: Nick McMahon

*All trees identified for removal, retention and/or replacement are subject to change prior to final approval of the
arborist report.

ONSITE TREES # of Trees

Existing Bylaw Trees 41
Proposed Removed Bylaw Trees 29
Proposed Retained Bylaw Trees 12

Total Replacement Trees Required
Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Removed Subtotal
7 x 1 7
Alder & Cottonwood Trees Requiring 2 to 1 Replacement Ratio
Removed Subtotal
0 X 2 0
Deciduous/Coniferous Trees Requiring 2 to 1 Replacement Ratio
Removed Subtotal
13 X 2 26

Required Replacement Trees
Proposed Replacement Trees
Defecit of Replacement Trees
Total Onsite Retained and Replacement Trees

OFFSITE TREES # of Trees

IS {6 o I8

Existing Bylaw Trees 51
Proposed Removed Bylaw Trees 24
Proposed Retained Bylaw Trees 27

Total Replacement Trees Required
Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
Removed Subtotal
20 x 1 20
Alder & Cottonwood Trees Requiring 2 to 1 Replacement Ratio

Removed Subtotal
0 X 2 0
Deciduous/Coniferous Trees Requiring 2 to 1 Replacement Ratio
Removed Subtotal
24 X 2 48
Required Replacement Trees 68
*To be taken as cash-in-lieu
Total Offsite Retained Trees 27
CITY TREES Existing Removed Retained
Park/City Lot Trees 0 0 0
Boulevard Trees 3 0 3
Total 3 0 3

APPENDIX F PAGE 1 OF 2
CITY OF SURREY SUMMARY FORM ACL FILE: 23123
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LEADERSHIP IN LEARNING

Department: Planning and Demographics
Date: September 9, 2025
Report For: City of Surrey

Development Impact Analysis on Schools For:

Application #: 25-0093
The proposed development of 115 Low Rise Apartment units and 84
Townhouse units are estimated to have the following impact

on elementary and secondary schools within the school regions.

Appendix |

Summary of Impact and Commentary

The following tables illustrate the historical, current and future enrolment projections
including current/approved ministry operating capacity for the elementary and secondary
schools serving the proposed development.

|S:haal—aged children population projection 92
As of September 2024, Morgan Elementary is at 94% capacity. Based on current plans, enrolment
in the Morgan catchment should remain steady. This application is proposing a significant
Projected ber of From This Devel In: amendment to the land use plan and would change projections for Morgan Elementary.
Elementary School = 51 However, there should be capacity in the catchment to accommodate this growth over time.
Secondary School = 26 X . X ) . X
Total Students = 77 As of September 2024, Grandview Heights is operating at 119% capacity and enrolment is

Current Enrolment and Capacities:

Morgan Elem

Enrolment 551
Operating Capacity 584
# of Portables 0

Grandview Heights Sec

Enrolment 1792
Operating Capacity 1500
# of Portables 8

projected to grow rapidly in the next 10 years. The District was successful in securing support for
a 500-seat addition to the school, with formal approval still pending. The expansion is targeted to
open in 2029. The District was also successful in securing funding for land acquisition in the area,
for a new secondary school.
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Population : The projected population of children aged 0-17 Impacted by the development.
Enrolment: The number of students projected to attend the Surrey School District ONLY.





