
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.:  7921‐0227‐00 
Planning Report Date: May 1, 2023   

 

PROPOSAL: 

 Development Permit 
 Development Variance Permit 

To permit the development of a 40,250‐square metre, 
one‐storey (with mezzanine) multi‐tenant industrial 
building in Cloverdale Town Centre.  

LOCATION:  17670 ‐ James Hill Drive 

ZONING:  IL  

OCP DESIGNATION:  Industrial  

TCP DESIGNATION:  Industrial/Business Park 
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RECOMMENDATION SUMMARY 
 

 Approval to draft Development Permit for Form and Character, Hazard Lands (Flood Prone 
Area) and Sensitive Ecosystems (Streamside Areas).  

 

 Approval for Development Variance Permit to proceed to Public Notification. 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

 Proposing an amendment to Part 5 “Off‐Street Parking and Loading/Unloading” of the Surrey 
Zoning Bylaw, to reduce the minimum off‐street parking requirements from 422 parking stalls 
to 294 parking stalls for the proposed one‐storey (with mezzanine) 40,250‐square metre 
industrial building on the subject site.  
 

RATIONALE OF RECOMMENDATION 
 

 The proposal complies with the “Industrial” designation in the Metro Vancouver Regional 
Growth Strategy (RGS). 

 

 The proposal complies with the “Industrial” designation in the Official Community Plan 
(OCP) and supports the City’s Employment Lands Strategy.  
 

 The proposal complies with the “Industrial/Business Park” designation in the Cloverdale 
Town Centre Plan (TCP). 

 

 The proposal complies with the Development Permit requirements in the OCP for Form and 
Character, Hazard Lands (Flood Prone) and Sensitive Ecosystems (Streamside Areas). 

 

 The proposed building achieves an attractive architectural building form, which utilizes high‐
quality materials and contemporary lines. The tilt‐up concrete building will include extensive 
glazing along the James Hill Drive frontage with a well‐landscaped street interface to achieve 
a positive urban experience between the proposed building and the public realm.  

 

 A single‐user tenant is proposed to be utilizing the entirety of the proposed building to 
provide unitized handling of wood pulp for Canadian Forest Product companies. The 
proposed 294 parking stalls to be provided on‐site are anticipated to be sufficient for the 
approximately 16 employees, on‐site visitor needs, and the tenant’s projected growth over the 
span of the 20‐year lease term. Based on other comparable sites with similar uses, the 
proposed parking rate on the subject site well exceeds those provided on the comparable sites.  
 

 Staff support the proposed parking variance based on demonstrated on‐site needs and 
significantly lower parking demands observed on comparable sites.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1.  Council authorize staff to draft Development Permit No. 7921‐0227‐00 generally in 

accordance with the attached drawings (Appendix I and IV) as well as the finalized 
Geotechnical Report and Ecosystem Development Plan.  

 
2.  Council approve Development Variance Permit No. 7921‐0227‐00 (Appendix VI), to reduce 

the minimum off‐street parking requirements from 422 to 294 parking stalls for the 
proposed industrial building on the subject property, to proceed to Public Notification. 

 
3.  Council instruct staff to resolve the following issues prior to final issuance and execution: 
 

(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)  final approval, including the submission and acceptance of a finalized Traffic 
  Impact Analysis (TIS) by a Qualified Professional, from the Ministry of 
  Transportation & Infrastructure; 
 
(d)  resolution of all urban design issues to the satisfaction of the Planning and   
   Development Department; 
 
(e)  submission of a finalized landscaping plan and landscaping cost estimate to the  
   specifications and satisfaction of the Planning and Development Department; 
 
(f)  submission of a finalized tree survey and a statement regarding tree preservation  
   to the satisfaction of the City Landscape Architect;  
 
(g)  submission of a finalized Ecosystem Development Plan to the satisfaction of City  
   staff;  
 
(h)  registration of a combined Restrictive Covenant/Statutory Right‐of‐Way over the 

identified on‐site streamside protection areas: 
 
(i)  registration of a Section 219 Restrictive Covenant to restrict the maximum amount  
   of mezzanine space;  
 
(j)  registration of a Section 219 Restrictive Covenant to restrict the northern‐most  
   driveway access to the subject site from James Hill Drive to left‐out only; and 
 
(k)  registration of a Section 219 Restrictive Covenant to restrict habitable floor area 

below the Flood Construction Level (FCL) and to inform current and future 
owners that the subject property is located within a floodplain area and that any 
buildings or structures constructed upon the lot may be susceptible to damage due 
to flooding and/or erosion.   
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SITE CONTEXT & BACKGROUND 
 

Direction  Existing Use  Cloverdale TCP 
Designation 

Existing Zone 
 

Subject Site  Vacant industrial lot  Industrial/Business 
Park 

IL 

North (Across James Hill 
Drive and Rail Right‐of‐
Way): 
 

Unauthorized truck 
park, Clover Square 
Village Shopping Centre 
and mixed industrial 
uses.  

Commercial and 
Industrial/Business 
Park 

C‐8 and IL 

East (Across Rail Right‐
of‐Way): 
 

Mixed industrial uses 
and Pacific Community 
Church. 

Industrial/Business 
Park 

IL and CD 
(Bylaw No. 
13834) 

South (Across Rail Right‐
of‐Way and Colebrook 
Road): 
 

City‐owned agricultural 
lot and Surrey Animal 
Resource Centre 

Agricultural in the 
OCP 

A‐1 

West:  Multi‐tenant industrial 
building (Cloverdale 
Centre) 

Industrial/Business 
Park 

IL 

 
Context & Background  
 

 The 6.88‐hectare subject property, located at 17060 James Hill Drive in Cloverdale Town 
Centre, is designated “Industrial” in the Official Community Plan (OCP), “Industrial/Business 
Park” in the Cloverdale Town Centre Plan (TCP) and is zoned “Light Impact Industrial Zone 
(IL)”.  

 

 The subject property, as well as 17677 James Hill Drive to the north‐west, across James Hill 
Drive, were created under Development Application No. 7908‐0088‐00 which was granted 
final approval on April 28, 2016.  

 

 Under a previous Development Application No. 7914‐0221‐00, which was granted final 
approval by Council on February 25, 2019, and included a Development Permit for Form and 
Character, the applicant proposed four one‐storey with mezzanine industrial buildings with a 
combined floor area of approximately 22,774 square metres, and two accessory storage yards 
on the subject property. However, due to changing market conditions and the requirements 
of the confirmed tenant for the subject property the applicant subsequently submitted the 
subject land development application which proposes a single 40,250‐square metre one‐storey 
with mezzanine industrial building.    

 

 The City’s mapping software (COSMOS) identifies a number of on‐site or adjacent 
watercourses. As such, a Sensitive Ecosystems (Streamside Areas) Development Permit is 
required (see Development Permit section for details).  

 

 As the subject property is located within the 200‐year floodplain of both the Serpentine River 
and Nicomekl River a Hazard Lands (Flood Prone Areas) Development Permit is required.  
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

 In order to permit the development of a 40,250‐square metre, one‐storey (with mezzanine) 
industrial building in Cloverdale Town Centre, the applicant proposes the following: 

 
o Development Permit for Form and Character, Hazard Lands (Flood Prone Areas) 

and Sensitive Ecosystems (Streamside Areas); and 
o Development Variance Permit to reduce the off‐street parking requirement from 

422 to 294 parking stalls.  
 

  Proposed 
Lot Area 
Gross Site Area:  6.88 hectares (68,838 sq.m.) 
Road Dedication:  N/A 
Undevelopable Area:  N/A 
Net Site Area:  6.88 hectares (68,838 sq.m.) 

Number of Lots:  1 

Building Height:  12.5 metres 

Floor Area Ratio (FAR):  0.6 FAR 

Floor Area 
Industrial:  38,957 square metres 
Office:  1,300 square metres 
Total:  40,258 square metres 

 
Off‐Street Parking Variance 
 

 Under Part 5 “Off‐Street Parking and Loading/Unloading” of the Surrey Zoning Bylaw the 
proposed development would require a total of 422 off‐street parking stalls, based on the 
requirements for 1 parking stall per 100 square metres of industrial gross floor area and 2.5 
parking stalls per 100 square metres of office gross floor area.  

 

 The applicant has requested a Development Variance Permit in order to reduce the minimum 
off‐street parking requirements from 422 to 294 parking stalls, equivalent to a reduction of 128 
parking stalls or 0.7 parking stalls per 100 square metres of industrial gross floor area. 

 

 The applicant has confirmed that a proposed tenant, who will be utilizing the entirety of the 
proposed building to provide unitized handling of wood pump for Canadian Forest Product 
companies, has signed a 20‐year lease. As the proposed warehouse operation will not be open 
to the public and will operate on a two‐shift system, the peak parking demand on‐site is 
estimated at 30 parking stalls, factoring in approximately 16 employees as well as additional 
requirements for daily visitations from off‐site staff or maintenance companies.  

 

 The proposed tenant has confirmed that their current warehouse operation in Burnaby has an 
on‐site parking rate of 0.19 stalls per 100 square metres of gross floor area, which has been 
sufficient for all of the on‐site parking needs with no noticeable deficiencies in parking supply. 
Another comparable site within Surrey was reviewed and currently provides an equivalent of 
0.26 parking stalls per 100 square metes of gross floor area. By comparison, the proposed 0.7 
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parking stalls per 100 square metres of gross floor area on the subject site exceeds the parking 
needs of comparable sites with similar on‐site uses.    

 

 Based upon these considerations, staff support the requested parking variance to proceed for 
Council consideration.  

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

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

   
Parks, Recreation & 
Culture: 
 

No concerns.  
 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary approval of the proposed Development Permit has 
been granted.  
 
The applicant will be required to complete a Transportation Impact 
Analysis (TIA), to the satisfaction of both MOTI and City staff, 
prior to final issuance and execution of the subject Development 
Permit and Development Variance Permit.  
 

Surrey Fire Department:  No concerns.  
 

Southern Railways of 
British Columbia: 
 

No concerns.  
 
The applicant will continue to work with Southern Railways of BC 
on the proposed rail spur track design.  
 

Advisory Design Panel: 
 

The application was not referred to the ADP but was reviewed by 
staff and found satisfactory. 
 

Transportation Considerations 
 

 As part of the subject development application the applicant will be required to provide the 
following: 

 
o Construct and/or relocate the three (3) proposed James Hill Drive access driveways 

with concrete letdowns; and 
 
o Register a Section 219 Restrictive Covenant to restrict the northern‐most access to 

Left‐Out only and to install two “Do Not Enter” signs on each side of the access point.   
 

 The applicant is required to provide a site‐specific Transportation Impact Analysis (TIA) by 
both the City of Surrey and the Ministry of Transportation & Infrastructure as per Section 505 
of the Local Government Act. Submission and acceptance of the TIA by both City and MOTI 
staff will be a condition of final issuance and execution of both the subject Development 
Permit and Development Variance Permit.  
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 The subject site is located approximately 800 metres (~10 to 15‐minute walk) from TransLink 
Route No. 342 (Langley Centre / Newton Exchange).  

 

 The applicant is also proposing to construct a new on‐site rail spur from the existing railroad 
right‐of‐way to the immediate south, in order to provide rail access to the proposed 
warehouse facility. Southern Railways of British Columbia has no concerns with the proposal, 
subject to approval of the finalized track design drawings.  

 
Sustainability Considerations 
 

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

 
POLICY & BY‐LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

 The proposed development complies with the “Industrial” land use designation of the subject 
property under the Metro Vancouver Regional Growth Strategy (RGS).  

 
Official Community Plan 
 
Land Use Designation 
 

 The proposed development complies with the “Industrial” land use designation of the subject 
property under the Official Community Plan (OCP).  

 
Secondary Plans 
 
Land Use Designation 
 

 The proposed development complies with the “Industrial / Business Park” designation of the 
subject site under the Cloverdale Town Centre Plan (TCP). 

 
 
PUBLIC ENGAGEMENT 
 
 A Development Proposal Sign was installed along the James Hill Drive frontage on March 13, 

2023. To date, staff have received no telephone, electronic or written correspondence from 
neighbouring residents or businesses with respect to the development proposal.  

 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 

 The proposed development is subject to, and generally complies with, Form and Character 
Development Permit guidelines as well as the urban design guidelines in the Cloverdale Town 
Centre Plan (TCP). 
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Proposed Building 
 

 The proposed building has a modern, linear appearance with more significant architectural 
emphasis placed on the James Hill Drive (western) façade, with horizontal glazing proposed 
along the entirety of the elevation and as well as glazed curtain walls and laminated glass 
canopies to distinguish the individual unit entries.  

 

 The proposed insulated concrete tilt‐up panel building will be painted in a three‐tone colour 
palette of light, medium and dark grey with red accents around the proposed entrances as 
well as additional geometric extrusions in order to improve the visual appeal of the longer 
building elevations.  

 

 There are twenty‐five (25) angled loading bays along the north side of the building, which are 
to be accessed by a one‐way internal drive aisle that is both entered and exited through James 
Hill Drive. One (1) oversized 9‐metre high by 6‐metre wide overhead door, located at the 
south‐east corner of the proposed building, will provide access for rail deliveries into the 
proposed building from the newly proposed on‐site rail spur.   

 

 Seventy‐three (73) employee and visitor parking stalls are provided to the west of the 
proposed building, adjacent to James Hill Drive. The remaining 221 parking stalls are provided 
to the east of the proposed building.  

 

 Rooftop mechanical units will be screened with perforated metal screening or located outside 
the field of view of the James Hill Drive public realm.  

 
Mezzanine Space 
 

 The BC Building Code permits up to 40% of the ground floor area to be constructed as 
second‐storey mezzanine space. The applicant is currently proposing 3.2% mezzanine space at 
this time. 

 

 As the subject development proposal does not currently meet the off‐street parking 
requirements of the Surrey Zoning Bylaw, the applicant has requested a Development 
Variance Permit (see Planning Considerations section for details). As no additional parking 
spaces would be available for use, based on the current site plan, the applicant has agreed to 
register a Section 219 Restrictive Covenant restricting the mezzanine space to avoid a situation 
where there may be insufficient parking to accommodate the on‐site uses in the future.  

 
Landscaping 
 

 The applicant is proposing a continuous 3.0‐metre wide landscaped buffer along James Hill 
Drive in addition to a 1.5‐metre wide landscaped buffer along the full length of all other 
property lines, except for those identified streamside protection areas as noted below.  

 

 The landscape plans include a variety of deciduous and coniferous trees in addition to a 
number of low‐lying shrubs, grasses, and other ground‐cover.  

 

 Landscaped tree islands, each containing a deciduous tree as well as low‐lying shrubs and 
groundcover, are proposed within both the eastern and western surface parking lots, spaced 
approximately every six (6) parking stalls as per OCP guidelines.  
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Signage 
 

 No free‐standing (monument) signage is currently proposed on the subject property, however, 
any future free‐standing (monument) signage would be required to comply with Surrey Sign 
Bylaw, 1999, No. 13656, as amended.  

 

 Final signage details will be addressed through a future Sign Permit.  
 
Sensitive Ecosystems (Streamside Areas) Development Permit Requirement 
 

 The subject property falls within the Sensitive Ecosystems Development Permit Area (DPA) 
for Streamside Areas in the OCP, given the location of an existing Class A/O (red‐coded, 
seasonal) Channelized Stream which flows west‐to‐east from the western lot line and an 
existing Class B (yellow‐coded) Ditch which flows west‐to‐east along a portion of the north lot 
line, within the rail right‐of‐way. In addition, the project QEP has confirmed the presence of 
two small, on‐site isolated ponds/wetlands along the north lot line (see Appendix VI for 
details). The Sensitive Ecosystems (Streamside Areas) Development Permit is required to 
protect aquatic and terrestrial ecosystems associated with streams from the impacts of 
development. 
 

 In accordance with Part 7A Streamside Protection setbacks of the Zoning By‐law, a Class A/O 
Channelized Stream requires a minimum streamside setback of 25 metres, as measured from 
the top‐of‐bank, while a Class B Ditch requires a minimum streamside setback of 7 metres, as 
measured from the top‐of‐bank. The proposed setbacks comply with the requirements 
outlined in the Zoning By‐law. The project QEP has recommended a 10‐metre operational 
buffer zone for the two isolated wetlands/ponds, which are not connected to any other 
watercourse, for their protection during and after the proposed development.  

 

 The identified streamside protection areas will be protected through the registration of a 
combined Restrictive Covenant/Right‐of‐Way against the property to ensure safeguarding and 
maintenance of the Protection Area in perpetuity, in compliance with the OCP. Permanent 
fencing will be installed along the boundaries of the streamside protection areas to mitigate 
future encroachment.  

 

 In addition, the project QEP has recommended that invasive species within the identified 
streamside protection areas be removed, and a significant number of native trees, low‐lying 
shrubs and grasses be planted to improve the quality of the riparian habitat. A minimum 5‐
year maintenance and monitoring plan will be required to ensure that the proposed riparian 
planting achieves a “free‐growing” status, in compliance with Sensitive Ecosystems 
Development Permit guidelines. 

 

 An Ecosystem Development Plan, prepared by Afshin Parsamanesh, R.P. Bio., of ENKON 
Environmental Limited and dated January 17, 2023, was reviewed by staff and found to be 
generally acceptable with some modifications to content and format of the report still 
required. As a condition of the final issuance of both the subject Development Permit and 
Development Variance Permit the Ecosystem Development Plan will need to be reviewed and 
accepted by an independent, third party QEP. The finalized report and recommendations will 
be incorporated into the Development Permit. 
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Hazard Lands (Flood Prone) Development Permit Requirement 
 

 The subject property falls within the Hazard Lands (Flood Prone) Development Permit Area 
(DPA) in the OCP, given that the site is within the 200‐year floodplain of the Nicomekl River 
and Serpentine River. The Hazard Land (Flood Prone) Development Permit is required to 
protect developments from hazardous conditions. 

 

 A minimum flood plain elevation of approximately 2.4 metres geodetic is required. The 
applicant is proposing a minimum main floor elevation of 3.5 metres geodetic elevation, which 
is approximately 1.1 metres above the minimum flood plain level. 

 

 Registration of a Section 219 Restrictive Covenant to restrict habitable floor area below the 
Flood Construction Level (FCL) and to inform current and future owners that the subject 
property is located within a floodplain area and that any buildings or structures constructed 
upon the lot may be damaged by flooding or erosion is required as a condition of issuance and 
execution of both Development Permit No. 7921‐0227‐00 and Development Variance Permit 
No. 7921‐0227‐00. 

 
Farming Protection Development Permit Requirement 
 

 As the subject property is located within 80 metres of the Agricultural Land Reserve (ALR) a 
Farm Protection Development Permit is not required as part of the subject development 
application.  
 

TREES 
 

 Morgan Sullivan, ISA Certified Arborist of Diamond Head Consulting Ltd., prepared an 
Arborist Assessment for the subject property. The table below provides a summary of the tree 
retention and removal by tree species: 
 

Table 1: Summary of Tree Preservation by Tree Species: 
Tree Species  Existing  Remove  Retain 

Cottonwood Trees 

Black Cottonwood   9  9  0 

Deciduous Trees  
(excluding Cottonwood Trees) 

Trembling Aspen  1  0  1 

Total (excluding Cottonwood Trees)   1  0  1 

City Trees (James Hill Drive)  13  0  13 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

183 

Total Retained and Replacement Trees  183 
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Contribution to the Green City Program   Not required 

 

 The Arborist Assessment states that there are a total of ten (10) protected trees on the site, of 
which nine (9), approximately 90% of the total trees on the site, are Black Cottonwood trees.  
It was determined that one (1) tree 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.  

 

 In addition, the project Arborist identified thirteen (13) trees within the existing James Hill 
Drive road allowance of which all thirteen (13) trees can be retained as part of the subject 
development application.  
 

 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 11 replacement trees on the site.  The applicant is proposing 
183 replacement trees, exceeding City requirements.   
 

 The new trees on the site will consist of a variety of trees including Armstrong Red Maple, 
Autumn Blaze Maple, Black Birch, European Hornbeam, Autumn Purple Ash, Worplesdon 
Sweetgum, Douglas‐fire, Scarlet Oak and Western Red Cedar.  

 

 In summary, a total of 183 trees are proposed to be retained or replaced on the site with no 
required contribution 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.  Cloverdale Town Centre Plan 
Appendix IV.  Ecosystem Development Plan – Site Plans 
Appendix V.  Aerial Photo (COSMOS, August 2022) 
Appendix VI.  Development Variance Permit No. 7921‐0227‐00 
 
 
  approved by Ron Gill 
 
 
        Don Luymes 
        General Manager 
        Planning and Development 
CL/ar 
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PLANT LIST  - James Hill Industrial Park
updated April 24, 2023

SYMBOL Buffer Site TOTAL BOTANICAL NAME COMMON NAME SIZE SPACING
TREES

21 21 Acer rubrum 'Armstrong' Armstrong Red Maple 6cm cal., B&B

30 9 39 Acer x freemanii Autumn Blaze Autumn Blaze Maple 6cm cal. B&B
1.8m standard

27 3 30 Betula nigra Black Birch 6cm cal., B&B

11 11 Carpinus betulus European Hornbeam 6cm Cal, B&B

9 9 Fraxinus americana Autumn Purple Autumn Purple Ash 6cm cal., B&B
1.8m standard

10 10 Liquidambar sytraciflua 'Woplesdon' Worplesdon Sweetgum 6cm cal. B&B
1.8m standard

24 10 34 Pseudotsuga menziesii Douglas Fir 3.0m Tall, B&B

24 24 Quercus coccinea Scarlet Oak 6cm cal., B&B
1.8m standard

9 9 18 Thuja plicata Western Red Cedar 3.0m Tall, B&B

SHRUBS
163 5 168 Amelanchier alnifolia Saskatoon Berry 1.2m tall multi 1000 o.c.
179 77 256 Cornus sericea Redtwig Dogwood #1 pot 800 o.c.

125 125 Forsythia x intermedia 'L.G' Lynwood Gold Forsythia #1 pot 900 o.c.
239 66 305 Mahonia aquifolium Oregon Grape #1 pot 500 o.c.
219 13 232 Physocarpus capitatus Ninebark #1 pot 750 o.c

371 371 Prunus laurocerasus Zabeliana Zabel Cherry Laurel #1 pot 600 o.c.
82 82 Rhododendron Impeditum Purple Rhodo (low) #2 pot 600 o.c.
89 89 Rhododendron Vulcan Red Rhodo (large) #5 pot 900 o.c

217 70 287 Ribes sanguineum Red-flowering Currant #1 pot 750 o.c
220 220 Salix purpurea 'Nana' Purple Willow #1 pot 750 o.c.

258 258 Sambucus racemosa Red Elderberry #1 pot 750 o.c.
45 45 Skimmia japonica Japanese Skimmia #2 pot 750 o.c
361 361 Spiraea x bumalda Goldflame Goldflame Spirea #1 pot 750 o.c.

274 274 Symphoricarpos albus Snowberry #1 pot 900 o.c.
168 8 176 Syringa x prestoniae 'Donald Wyman' Donald Wyman Preston Lilac #2 pot 1200 o.c.
305 305 Vaccinium ovatum Evergreen Huckleberry #2 pot 750 o.c.

GROUND COVERS
411 411 Euonymus fortunei Emerald Gaiety Emerald Gaiety Wintercreeper 10cm pot 600 o.c
389 389 Cotoneaster dammeri Cotoneaster 10cm pot 500 o.c.

NOTES:

1)  In case of discrepancy between plant numbers on this list and on the plan, the plan shall prevail.
2)  All planting shall be in accordance with BCSLA/BCLNA Landscape Standard, latest edition.  
3)  Growing medium: 450mm depth for planting bed areas, 150mm depth for lawn areas. 
4)  All planting beds: cover with 50mm of decomposed organic mulch or approved equal.
5)  All trees in lawn areas to have 1.0m dia watering dish with 75mm depth mulch.

0 Picea omorika Bruns Columnar Serbian Spruce 3.0m Tall, B&B
0 Pieris japonica Lily-of-the-valley Pieris #1 pot 500 o.c.
0 Potentilla fruiticosa 'Gold Star' Gold Star Shrubby Cinquefoil #1 pot 750 o.c
0 Thuja occidentalis Brandon Pyramid Cedar (hedge) 2.0m Tall, B&B
ORNAMENTAL GRASSES

0 Pennisetum alopecuroides 'Hameln' Hameln Fountain Grass #1 pot 500 o.c.
0 Stipa tenuissima Mexican Feather Grass #1 pot 300 o.c

10' 80'40'
5m 20m

160'120' 200'
40m 60m

Sealed: April 24, 2023
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Landscape Plan
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NORTH

Industrial Park
17670 James Hill Drive 
Surrey BC

Refer to architectural and civil engineering drawings.  
Site grading and drainage, including retaining wall design by others.

Tree locations to be adjusted in the field as determined by location of 
underground services and pole lights. Confirm locations before digging.

1. All work to satisfaction of the Owner. 
2.  All work in compliance with City of Surrey municipal standards.  
3.  Dispose of all excavated and surplus materials off site, recycle where feasible.
4.  Contractor to confirm location of any site service before proceeding.
5.  Contractor to confirm actual site conditions and layout before proceeding. 
6. All dimensions are in millimeters, unless noted otherwise.
7. Contractor to coordinate landscape construction with work of other disciplines, including civil, 

electrical, and architectural, as directed by the Owner. 
8. Contractor to make good all damage to satisfaction of the Owner, at no additional cost. 
9.  Public to be protected from harm at all times. Do not leave work areas in an unsafe or  

hazardous condition, fence and/or make safe as required. 
10.  Sidewalks and street to be kept clean at all times and cleaned to the satisfaction of the City.
11. All work to be completed consistent with all drawings and specifications. 
12. Ensure positive drainage for all landscape areas. 

GENERAL NOTES

Landscape Buffer
Site perimeter to street

10' (3.05m) and 8'/2.44m wide
Planted with combination of native and

ornamental species of trees and shrubs.

Off site work shown for illustrative purposes only, including sidewalk 
and street trees as applicable. 

seeded 
grass

Berezan Developments

210-8399 200th Street 
Langley BC

Parking islands
Tree and shrub planting

10m3 soil/structural soil per tree.
Structural soil at single/small parking

islands only.
Refer to detail this sheet

Boulevard landscape treatment shown for 
illustrative purposes only.

Perimeter Fence
Global Industrial wire mesh panel

fence or equal with steel posts.
5' tall x 8' long (1.5m x 2.4m long)

Perimeter Fence 
Global Industrial wire mesh panel fence 
or equal with steel posts. 
5' tall x 8' long (1.5m x 2.4m long)

Landscape Buffer 
Site perimeter to street 
10’  / 3.05m wide 
Planted with combination of native and ornamental 
species of trees and shrubs.

Drawing to scale when printed on 48" x 36" sheet

Flag pole

Flag pole

Landscape Strip
10'/3.0m wide

PLANT LIST  - James Hill Industrial Park
updated April 24, 2023

SYMBOL Buffer Site TOTAL BOTANICAL NAME COMMON NAME SIZE SPACING
TREES

21 21 Acer rubrum 'Armstrong' Armstrong Red Maple 6cm cal., B&B

30 9 39 Acer x freemanii Autumn Blaze Autumn Blaze Maple 6cm cal. B&B
1.8m standard

27 3 30 Betula nigra Black Birch 6cm cal., B&B

11 11 Carpinus betulus European Hornbeam 6cm Cal, B&B

9 9 Fraxinus americana Autumn Purple Autumn Purple Ash 6cm cal., B&B
1.8m standard

10 10 Liquidambar sytraciflua 'Woplesdon' Worplesdon Sweetgum 6cm cal. B&B
1.8m standard

24 10 34 Pseudotsuga menziesii Douglas Fir 3.0m Tall, B&B

24 24 Quercus coccinea Scarlet Oak 6cm cal., B&B
1.8m standard

9 9 18 Thuja plicata Western Red Cedar 3.0m Tall, B&B

SHRUBS
163 5 168 Amelanchier alnifolia Saskatoon Berry 1.2m tall multi 1000 o.c.
179 77 256 Cornus sericea Redtwig Dogwood #1 pot 800 o.c.

125 125 Forsythia x intermedia 'L.G' Lynwood Gold Forsythia #1 pot 900 o.c.
239 66 305 Mahonia aquifolium Oregon Grape #1 pot 500 o.c.
219 13 232 Physocarpus capitatus Ninebark #1 pot 750 o.c

371 371 Prunus laurocerasus Zabeliana Zabel Cherry Laurel #1 pot 600 o.c.
82 82 Rhododendron Impeditum Purple Rhodo (low) #2 pot 600 o.c.
89 89 Rhododendron Vulcan Red Rhodo (large) #5 pot 900 o.c

217 70 287 Ribes sanguineum Red-flowering Currant #1 pot 750 o.c
220 220 Salix purpurea 'Nana' Purple Willow #1 pot 750 o.c.

258 258 Sambucus racemosa Red Elderberry #1 pot 750 o.c.
45 45 Skimmia japonica Japanese Skimmia #2 pot 750 o.c
361 361 Spiraea x bumalda Goldflame Goldflame Spirea #1 pot 750 o.c.

274 274 Symphoricarpos albus Snowberry #1 pot 900 o.c.
168 8 176 Syringa x prestoniae 'Donald Wyman' Donald Wyman Preston Lilac #2 pot 1200 o.c.
305 305 Vaccinium ovatum Evergreen Huckleberry #2 pot 750 o.c.

GROUND COVERS
411 411 Euonymus fortunei Emerald Gaiety Emerald Gaiety Wintercreeper 10cm pot 600 o.c
389 389 Cotoneaster dammeri Cotoneaster 10cm pot 500 o.c.

NOTES:

1)  In case of discrepancy between plant numbers on this list and on the plan, the plan shall prevail.
2)  All planting shall be in accordance with BCSLA/BCLNA Landscape Standard, latest edition.  
3)  Growing medium: 450mm depth for planting bed areas, 150mm depth for lawn areas. 
4)  All planting beds: cover with 50mm of decomposed organic mulch or approved equal.
5)  All trees in lawn areas to have 1.0m dia watering dish with 75mm depth mulch.

0 Picea omorika Bruns Columnar Serbian Spruce 3.0m Tall, B&B
0 Pieris japonica Lily-of-the-valley Pieris #1 pot 500 o.c.
0 Potentilla fruiticosa 'Gold Star' Gold Star Shrubby Cinquefoil #1 pot 750 o.c
0 Thuja occidentalis Brandon Pyramid Cedar (hedge) 2.0m Tall, B&B
ORNAMENTAL GRASSES

0 Pennisetum alopecuroides 'Hameln' Hameln Fountain Grass #1 pot 500 o.c.
0 Stipa tenuissima Mexican Feather Grass #1 pot 300 o.c

Seal

Landscape Enlargement
1"  = 16' - 0" 2

Parking islands
Tree and shrub planting

12.5m3 soil/structural soil per tree.
Structural soil at narrow parking islands only.

Refer to detail this sheet

Landscape Enlargement

SOIL, PLANTS & LANDSCAPING
1. GENERAL REQUIREMENTS 
1.1 Furnish all labour, materials, equipment and operations to supply and install planting soil and soft 

landscaping, as shown on the drawings and as specified herein.   
  All materials and execution shall conform to the latest edition of the BCSLA/BCLNA British Columbia 

Landscape Standard 
1.2 FINAL ACCEPTANCE 

Final Acceptance of the work will be certified by the landscape architect, when landscape construction 
and all deficiencies are completed.   

1.3 MAINTENANCE 
The maintenance period may be extended if there are outstanding deficiencies. 
Provide full landscape maintenance for 45 days after Final Acceptance, including all work consistent with 
good horticultural practice to ensure normal, vigorous, healthy growth of all plants. 
Avoid the use of herbicides. Pull all weeds and weed roots by hand. 

1.4 WARRANTY  
Promptly replace all dead or unsatisfactory plant material for one full year after Final Acceptance. 

2. PLANTING SOIL 
2.1 Planting soil analysis report to be supplied to the landscape architect for approval prior to supplying any 

soil to the site. Incorporate recommendations of soils testing agency.  
2.2 Planting soil properties: 12 - 20% organic matter, 60 - 70% sand, maximum 25% fines.  
2.3 Apply planting soil mix over free-draining subgrades at the following minimum settled depths: 

600mm for trees, continuous - 6m3/tree (10m2 area)  
300 around all sides and bottom of rootball 

600mm around all sides and bottom of trees    
150mm for lawn areas
300mm for groundcovers 
450mm for shrub beds - continuous 

2.4 Fine grade/rake for a smooth, firm surface.  Ensure there is 2% min. slope or as indicated on drawings. 

3. PLANTS 
3.1 Plants shall be first class representatives of their species or variety.  Plants shall be subject to inspection 

for quality, health, size and colour. Plant material to meet or exceed minimum BCLNA/BCSLA 
Landscape Standard.

3.2 Ensure that all planting beds and pits are free-draining, as varified with 24 hour percolation test. 
3.3 Set plants in the centre of the pits and at original grade, or slightly higher, allowing for settlement.   
3.4 All planting and layout to the satisfaction of the Landscape Architect. 

4. MULCH 
4.1 Mulch to be decomposed hem/fir, medium texture; free of all extraneous matter and weeds. 
4.2 Apply fresh mulch, 75mm depth to all shrub beds and trees. Rake smooth and even.  

5. SOD TURF 
5.1 Sod to be non-netted, cultured sand-based sports turf from approved supplier.  
5.2 Lay sod no more than 48 hours between digging and installation.   
5.3 Lay sod with staggered ends, prevent gaps, and roll to achieve a smooth uniform surface.  

6. WATERING 
6.1 Water all planted areas sufficient to prevent drying. 
6.2 Sprinkle lawn lightly for the first three days sufficient to prevent drying and water normally for the 

remainder of the maintenance period. 

7. CLEAN UP 
7.1 Remove all surplus materials and other landscape debris. 
7.2 Leave all planting areas neatly dressed and finished, and leave all paved areas flushed clean to the 

satisfaction of the Consultant. 

END OF SECTION

60
0

Structural Soils - 16m3/tree. 
4.0m3 soil @ 25% soil content = 16.0m3 of 
structural soil 
600 deep x 5000 long x two @ 3000 
Filter fabric to top side under pavement, if 
requested by civil engineer.

3000

4 Parking Island with Structural Soil
1cm = 20cm

Concrete curb by others

Refer to drawings for layout

Asphalt paving by others

Aggregate Apron or groundcover 
500 wide along curb 
River pebble on woven stabilization fabric

Planting 
Refer to planting plans

30
0?

Growing medium - 10m3/tree typical 
6.0m3/parking island soil + structural soil 
900 depth  to intercept structural soils layer 
Excavate as much as possible, as directed 
by civil engineer.

compacted soil pedestal

Asphalt paving base structure by others

3000

2. May 16.22 DEVELOPMENT PERMIT

Existing tree tag #2964
to be retained - refer to arborist report

tree protection fencing required
All work within 2.0m of a TPZ is to be

supervised by a certified arborist

Existing trees to be removed 
tag #2959 - #2961 
refer to arborist report

Existing trees to be removed 
tag #2962, #2963 
refer to arborist report

Existing tree to be removed 
tag #2953 
refer to arborist report

Existing trees to be retained - off site 
tag #City1 - #City 12 
tree protection required - refer to arborist report 
All work within 2.0m of a TPZ is to be supervised by a 
certified arborist

Existing trees to be removed 
tag #2954, #2955 
refer to arborist report

Lunch area 
Picnic tables (3) on concrete pad 
metal frame with synthetic lumber 
planting strip along parking stall

Existing tree 
under sized

3. Jun 30.22 DEVELOPMENT PERMIT

Remove any damaged stems.

Remove burlap or plastic pot. Remove rim and break 
sides of fibre pots after backfilling with soil.
Spread roots and remove girdling roots.
Plant with root crown at original elevation.

Fill for slope planting. Compact.
Topdress with 50mm mulch.

Cut for slope 
planting.

75mm mulch
Keep 100mm from stem

Form dish for watering

45
0

Shift plant location 
if rock is encountered.

300mm Growing medium
Mix as specified

3:1 slope

300 Blend new and existing soils at 
edge of planting pit.

Scarify bottom and sides 100mm.

2 Shrub Planting
1cm  = 10cm 

Do not cut leader

50mm wide fabric strapping
Fasten to post 

50mmØ x 2400 PT wooden 
stakes. Align with prevailing 
winds.

Root Ball: Cut back burlap and 
wire basket.
Rootball at original elevation
75mm mulch

Form dish for watering

12
00

 to
 1

80
0

60
0 

m
in Compacted soil pedestal

Growing medium 600 deep continuous
6m3/tree (10m2 area)
300 all sides and bottom. 

note: 
Municipal standards prevail.
Tree pit to be 2x rootball diameter, minimum 300 soil 
all sides. Scarify sides and bottom.

1 Tree Planting
1cm  = 20cm 

Landscape Strip 
10'/3.0m wide

flag pole (2)

extent of structural soils

4. Sep 27.22 DEVELOPMENT PERMIT

Pond 2 - fence and planting 
Refer to report by 
environmental consultant.

Pond 1 - fence and planting 
Refer to report by environmental consultant.

4.5m environmental buffer and setback 
For planting recommendations refer to 
report by environmental consultant.

Fire department connection 
river pebble in front of wall

seeded 
grass

Low picket fence to separate from 
driveway and screen picnic area.

proposed fire hydrantexisting fire hydrant

Trees and seeded grass

Trees and seeded grass

Gap in landscape buffer at
railway corridor

3.28'/1.0m wide dedication 
Landscape strip

walkway 
5'-0"/1.5m wide 

5. Jan 23.23 DEVELOPMENT PERMIT
6. Apr 24.23 DEVELOPMENT PERMIT

Landscaped parking islands 
Trees with structural soil as applicable 
Shrubs with pebble mulch

Lunch area 
Picnic tables (2) on concrete pad 
metal frame with synthetic lumber 
partition screen along parking/drive aisle

Lunch area
Picnic tables (2) on concrete pad

metal frame with synthetic lumber
partition screen along parking



INTER-OFFICE MEMO

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

FROM: Development Services Manager, Engineering Department

DATE: April 21, 2023 PROJECT FILE: 7821-0227-00 

RE: Engineering Requirements (Commercial/Industrial) 
Location:  17670 James Hill Dr   

DEVELOPMENT PERMIT 

The following are to be addressed as a condition of the subsequent Building Permit issuance: 

• Construct/relocate driveway(s) with concrete letdown SSD-R.24.1 and SSD-R.24.3. 

• Restricted Covenant (RC) required for the eastern access. Access to be left-out only and
developer must erect two “do not enter signs” on each side of the access.

DEVELOPMENT VARIANCE PERMIT 

Engineering has no comments on the proposed Development Variance Permit to reduce the 
amount of on-site parking. 

Jeff Pang, P.Eng. 
Development Services Manager 

TH 
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25 m setback as per City of Surrey bylaw.
10 m setback as per site-specific agreement.
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Site Preparation Specification 
1) Sediment Control
All works shall be conducted in accordance with sediment control provisions of the "Land Development Guidelines for the Protection of Aquatic Habitat" (DFO/MoE). 

2) Invasive species
Invasive species like Himalayan blackberry and English Ivy are to be removed from or adjacent to the disturbance area (within I m of the boundary). Existing native vegetation within the planting areas shall be maintained in good condition. 

3) Fill
Fill to be removed from watercourse before planting areas, if required.

4) SPEA Fencing
Fncing to be installed along the perimeter of the planted area. Total length of fencing: 122m

5) Filtrexx Grosoxx
Filtrexx logs are to be installed on the watercourse top-of-bank per manufacture's specifications. Fill logs with growing medium with low grow grass seed. Logs are to be staked in place as per manufacturer's instructions. Total length of Grosoxx: 82m

6) Soil Application
I) All non-native soil materials are to be completely removed. Underlying material is to be scarified at a depth of 200mm prior to application of soil amendment and compost mulch.
2) Disturbance areas to receive 300mm depth of 3P topsoil per BCLNA standards (10-15% OM less than 2 mm, minimum 20% Fines) or equivalent.
3) Disturbed areas are to be covered with Ecoblanket mulch at a depth of 75mm (which includes a low grow reclamation seed mix). Mulch is to be applied after planting has been completed.
Total Soil Volume: 172.2 m3 

Total Ecoblanket Volume: 43 m3 

Planting Specifications 

1) Project QEP to meet with landscaper for a preconstruction meeting. Layout may need to be adjusted to meet site specific conditions.

2) All planted stock shall be guaranteed nursery stock per BCLNA standards. Stock shall be inspected and approved by the Project QEP prior to
installation.

3) Plant 573 of#2 pot shrubs at l m  spacing and plant 22 of#5 pot trees at 4m spacing from existing vegetation and planted stock.

Restoration Maintenance 

1) Emerging invasive species shall continue to be removed from the planting area as necessary for 5 years. For example, emerging Himalayan
blackberry will require monthly removal of roots and shoots during the growing season (April 1st to October 15th).

2) Water all planted stock 3 times weekly during dry periods from May 1st to September 30.

3) Plant survival monitoring shall be conducted for a period of five (5) years. species survivorship shall achieve 80%. Replacement planting of
dead stock may be required on an annual basis to satisfy this specification. Survival or replacement stock is subject to survival criteria as specified
above.

4) Planted stock shall be inspected by the Owner or Owner's Representative to the end of the warranty period to assess requirements for watering
and maintenance/wedding of non-native invasive plant species.
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Scientific Name Label Pot Size Count 

Cormts sertcea Cs 2 39 

Holodiscus discolor Hd 2 42 
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Rosa nutkana Rn 2 22 
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Site Preparation Specification 

1) Sediment Control
All works shall be conducted in accordance with sediment control provisions of the "Land Development Guidelines for the Protection of Aquatic Habitat" (DFO/MoE). 

2) Invasive species
Invasive species like Himalayan blackberry and English Ivy are to be removed from or adjacent to the disturbance area (within 1 m of the boundary). Existing native vegetation within the planting areas shall be maintained in good condition. 

3) Fill
Fill to be removed from watercourse before planting if required. 

4) SPEA Fencing
Fncing to be installed along the perimeter of the planted area. Total length offencing: 100m

6) Soil Application
1) All non-native soil materials are to be completely removed. Underlying material is to be scarified at a depth of 200mm prior to application of soil amendment and compost mulch.
2) Disturbance areas to receive 300mm depth of3P topsoil per BCLNA standards (10-15% OM less than 2 mm, minimum 20% Fines) or equivalent.
3) Disturbed areas are to be covered with Ecoblanket mulch at a depth of75mm (which includes a low grow reclamation seed mix). Mulch is to be applied after planting has been completed.

Total Soil Volume: 210 m3 

Total Ecoblanket Volume: 53 m3 

Planting Specifications 

1) Project QEP to meet with landscaper for a preconstruction meeting. Layout may need to be adjusted to meet site specific conditions.

2) All planted stock shall be guaranteed nursery stock per BCLNA standards. Stock shall be inspected and approved by the Project QEP prior to
installation.

3) Plant 700 of#2 pot shrubs at Im spacing and plant 44 of#5 pot trees at 4m spacing from existing vegetation and planted stock.

Restoration Maintenance 

1) Emerging invasive species shall continue to be removed from the planting area as necessary for 5 years. For example, emerging Himalayan
blackberry will require monthly removal of roots and shoots during the growing season (April 1st to October 15th).

2) Water all planted stock 3 times weekly during dry periods from May 1st to September 30.

3) Plant survival monitoring shall be conducted for a period of five (5) years. species survivorship shall achieve 80%. Replacement planting of
dead stock may be required on an annual basis to satisfy this specification. Survival or replacement stock is subject to survival criteria as specified
above.

4) Planted stock shall be inspected by the Owner or Owner's Representative to the end of the warranty period to assess requirements for watering
and maintenance/wedding of non-native invasive plant species.

Waurco11rse 3 Slmlb Stocku,g 

Common Name Scientific Name Label Pot Size Count 

Key Map 
s a 

oceanspray Holodiscus discolor Hd 2 61 

Pacific ninebark Plrysoca,pus capitatus Pc 2 72 

baldhip rose Rosa gymnoca,pa Rg 2 99 

ootka rose Rosa n111kana Rn 2 40 

Thimbleberry Rubus parviflorus Rp 2 75 

sahnonberry R11b11s spectabilis Rs 2 82 

red-flowering currant Plrysoca,pus capita/us Rsang 2 71 

common snowberry Symphorica,pus a/bus Sa 2 75 
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APPENDIX VI 
CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.:  7921‐0227‐00 

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:  029‐835‐089 
Lot 2 Section 5 Township 8 New Westminster District Plan Epp48040 

17670 James Hill Drive 

(the "Land") 

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(s) has/have been issued, as 
follows: 

Parcel Identifier:   
____________________________________________________________ 

(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic
address(es) for the Land, as follows:

_____________________________________________________________

4. Surrey Zoning By‐law, 1993, No. 12000, as amended is varied as follows:

(a) In Part 5 “Off‐Street Parking and Loading/Unloading” the minimum off‐street
parking requirements are reduced from 422 parking stalls to 294 parking stalls for
the proposed industrial building on the subject property.
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5. This development variance permit applies to only that portion of the proposed buildings
and structures on the Land shown on Schedule A which is attached hereto and forms part
of this development variance permit.  This development variance permit does not apply to
additions to, or replacement of, any of the buildings shown on attached 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.

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 – Brenda Locke 

 ______________________________________  
City Clerk – Jennifer Ficocelli 



SCHEDULE A

To reduce the minimum off-street
parking requirements of Part 5 of the
Zoning Bylaw, from 422 to 294
parking stalls, for the proposed
industrial building on the subject site.
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