
City of Surrey
ADDITIONAL PLANNING COMMENTS

               Application No.: 7922-0111-00
Planning Report Date: May 01, 2023

PROPOSAL:

 OCP Amendment from Agricultural to Industrial
 Discharge of LUC No. 584
 Rezoning from IL to CD
 Development Permit
 RGS amendment from Agricultural to Industrial
 ALR exclusion under Section 29 of the ALC Act.

to permit the development of a multi-tenant industrial 
building, with a restaurant and a volleyball facility

LOCATION: 15238 - 64 Avenue

ZONING: LUC No 584 (Underlying IL)

OCP DESIGNATION: Agricultural 
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RECOMMENDATION SUMMARY

 Bring the following By-laws for consideration of 3rd Reading: 
 Discharge of Land Use Contract (LUC);
 Official Community Plan (OCP) Amendment; and
 Rezoning; and

 Approval to draft Development Permit for Form and Character, Hazard Lands, Sensitive 
Ecosystems, and Farm Protection.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Proposing an amendment to the Official Community Plan (OCP) from Agricultural to 
Industrial.

RATIONALE OF RECOMMENDATION

 The proposal is for a multi-tenant industrial building, with a restaurant and a volleyball 
facility, with surface parking.

 The application was considered by Council at the Regular Council Meeting on January 30 
2023, and subsequently a Public Hearing was held on March 06, 2023.

 Following the Public Hearing, Council referred the application back to staff to have the 
walkway connecting the two buildings removed thereby limiting the future potential uses of 
the building.

 The proposal has been revised, and the buildings are now proposed as separate buildings, with 
no enclosed ‘bridge’ connection on the upper floors.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council considers the following By-laws for Third Reading:

(a) By-law No. 20835 to amend the Official Community Plan (OCP) to redesignate the 
site.

(b) By-law No. 20836 to discharge Land Use Contract #584.

(c) By-law No. 20837 to rezone the site from "Light Impact Industrial Zone (IL)" to 
"Comprehensive Development Zone (CD)".

2. Council authorize staff to refer the application to Metro Vancouver for consideration of 
the following upon the application receiving Third Reading: to amend the Metro 
Vancouver Regional Growth Strategy (RGS) designation of the site from Agricultural to 
Industrial, and to extend the Urban Containment Boundary to include the property.

3. Council authorize staff to draft Development Permit No. 7922-0111-00 generally in 
accordance with the attached drawings (Appendix I) and the finalized Ecosystem 
Development Plan and geotechnical report.

4. Council instruct staff to resolve the following issues prior to final adoption:

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

(b) submission of a road dedication plan to the satisfaction of the Approving Officer;

(c) resolution of all urban design issues to the satisfaction of the Planning and 
Development Department;

(d) submission of a finalized landscaping plan and landscaping cost estimate to the 
specifications and satisfaction of the Planning and Development Department;

(e) submission of a finalized tree survey and a statement regarding tree preservation 
to the satisfaction of the City Landscape Architect; 

(f) the applicant satisfy the deficiency in tree replacement on the site, to the 
satisfaction of the Planning and Development Department;

(g) submission of a finalized Geotechnical Report to the satisfaction of City staff;

(h) final approval of the Agricultural Land Reserve exclusion application from the 
Agricultural Land Commission;

(i) final approval from Metro Vancouver for amendments to the Regional Growth 
Strategy and the Urban Containment Boundary;
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(j) Registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture; 

(k) Registration of a Section 219 Restrictive Covenant to inform future owners of farm 
practices in the area that may produce noise, odour and dust; and

(l) Registration of a Section 219 Restrictive Covenant to restrict the minimum 
building elevation (MBE)” 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.

5. Council authorize staff to submit an exclusion application to the Agricultural Land 
Commission.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation Existing Zone

Subject Site Truck parking Agricultural LUC No. 584 
(underlying IL 
Zone)

North (Across 64 
Avenue):

Vacant land & Hyland Creek. 
Development Application No. 
7912-0304-00 for an industrial 
development

Agricultural A-1

East: Agricultural and single-family 
dwelling

Agricultural A-1

South: Sullivan Park and Sullivan Park 
Rail Car Barn; BC Hydro Railway.

Suburban RA and C-5

West (Across 152 
Street):

Community Commercial 
development 

Urban C-8

Context & Background 

 The subject site is 0.67 hectares (1.65 acres) and designated “Agricultural” in the Official 
Community Plan (OCP), and the Regional Growth Strategy (RGS), is located in the 
Agricultural Land Reserve (ALR) and is zoned Land Use Contract (LUC) No. 584, with a Light 
Impact Industrial (IL) underlying Zone. 

 The property was originally used for a cement facility which was a very specific and restricted 
use that was regulated through a Land Use Contract. Some years ago, the operation stopped, 
and the property has since been used as an unauthorized truck parking facility.



Staff Report to Council

Application No.: 7922-0111-00

Planning & Development Report

Page 5

 The site is bounded by the BC Hydro Cloverdale Railway to the south and west, and Sullivan 
Park further to the south across the railway. To the east, there is an agricultural property, a 
commercial development to the west across 152 Street, and a vacant site to the north, which 
was recently removed from the ALR and has an application on the site for an industrial 
development.

 The site is within the Development Permit areas for Farm Protection, Hazard Lands (flood 
prone), Sensitive Ecosystem (streamside protection) and Form and Character.

 The application was considered by Council at the Regular Council – Land Use Meeting on 
January 30 2023, and subsequently a Public Hearing was held on March 06, 2023.

 Following the Public Hearing, Council referred the application back to staff to have the 
walkway connecting the two buildings removed thereby limiting the future potential uses of 
the building (Resolution No. R23-432)

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing an amendment to the OCP and RGS from Agricultural to 
Industrial, a discharge of Land Use Contract No. 584 and rezoning from Light Impact 
Industrial (IL) Zone to Comprehensive Development (CD) Zone, based on Light Impact 
Industrial (IL) Zone.

 The proposal includes road dedication along 64 Avenue to the north, and the development of 
two industrial buildings with other accessory uses and surface parking.

 The application proposes 1,144 square metres of warehouse space, 220 square metres of office 
space, a 93 square metre restaurant, and a 980 square metre volleyball training facility, for a 
total 2,437 square metres of floor area. The proposal represents a net Floor Area Ratio (FAR) of 
0.5.

Proposed
Lot Area

Gross Site Area: 6,695 square metres
Road Dedication: 371 square metres
Undevelopable Area: n/a
Net Site Area: 6,324 square metres

Number of Lots: 1
Building Height: 17.5 metres
Unit Density: n/a
Floor Area Ratio (FAR): 0.5
Floor Area

Industrial: 2,124 square metres
Commercial: 313 square metres
Total: 2,437 square metres
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CD By-law 

 No changes are proposed to the CD By-law No. 20835. The applicant will comply with all 
requirements set out previously.

 The proposed building floor area has been slightly reduced from the previous proposal, as well 
as the overall building height. 

DEVELOPMENT PERMITS

 No changes are proposed to the Sensitive Ecosystems (Streamside Areas) Development 
Permit, Sensitive Ecosystems (Green Infrastructure Areas) Development Permit, Hazard 
Lands (Flood Prone) Development Permit or Farming Protection Development Permit

Form and Character Development Permit Requirement

 The proposed development is subject to a Development Permit for Form and Character.

 The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP.

 In accordance with the direction provided by Council at the Regular Council – Public Hearing 
meeting of March 06, 2023, staff has worked with the applicant to eliminate the enclosed 
connection that was previously proposed on the upper floors between the two buildings.

 With the physical separation of the buildings, they were each provided with a more individual 
character that better reflects the proposed use in each building.

 The eastern building, where the volleyball facility is located, is proposed with an arched roof, 
that is more conducive to sports facilities, as it allows for the elimination of interior columns. 
There is a separate entrance proposed for access to the volleyball facility, and there is no 
interconnectivity proposed between the small restaurant on the ground floor, and any of the 
other uses.

 The western building is proposed with offices on the upper stories, and therefore, has a more 
business park look with a flat roof.

 The glazing proposed for each building also better reflects the proposed uses on each. 

 No significant changes to the landscaping were required, as the buildings were already 
separated on the ground floor.
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Outstanding Items 

 

• 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 confirmation of 
location for PMT and BC Hydro kiosk, design resolution for western building along 64 
Avenue, and some minor adjustments. Applicant is encouraged to switch the dark roof colour 
with the lighter metal panel on the wall, as the dark roof will get hot and add to urban heat 
island effect.  
 

• 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. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Subdivision Layout, Site Plan, Building Elevations, Landscape Plans 

and Perspective  
Appendix II. Initial Planning Report No. 7922-0111-00, dated January 30, 2023. 
 
 
 approved by Shawn Low 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
 
LM/ar
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Regular Council - Land use
B.3 7922-0111-00
Monday January 30, 2023
Supplemental Information

ltsURREv INTER-OFFICE MEMO 
~ the fvture lives here. 

TO: City Clerk, Legislative Services Division 

FROM: Acting Manager, Area Planning & Development- South Division 

DATE: January 30, 2023 FILE: 7922-0111-00 

RE: Agenda Item B.3, January 30, 2023 Regular Council -Land Use 
Development Application No. 7922-0111-00 

Replacement Pages for the Planning Report 

Development Application No. 7922-om-oo is on the agenda for consideration by Council at the 
January 30, 2023 Regular Council - Land Use Meeting under Item B.3. 

After finalizing the Planning Report, staff identified a number of errors in the Transportation 
Considerations section of the report. 

Pages 8 and 9 of the Planning Report have been updated to reflect the changes. 

The replacement pages for the Planning Report detailing these changes are attached to this 

Z'~ 
Shawn Low 
Acting Manager, Area Planning & Development - South Division 
Planning & Development Department 

Attachment - 7922-om-oo- Pages 8 and 9 Replacement Pages 

- City Manager 
- General Manager, Planning & Development 

APPENDIX II.
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This proposal was considered by the AEIAC on September 07, 2022. 

The OCP's Development Permit Guidelines for Farm protection 
DPs includes a recommendation for 15 metres planted landscape 
buff er and 30 metres building setback. 

The applicant's request to reduce the building setback 
recommendation along the east property line from 30 metres to 23 
metres was not supported by the AEIAC, and their 
recommendation was for an increased setback. The recommended 
15 metre landscape buffer is being provided. The applicant has since 
increased the proposed building setback to 24 metres along the east 
side. 

The AEIAC also recommended more uses that support agriculture 
and to prohibit assembly halls in the proposed CD Zone. These 
recommendations have been incorporated in the proposed CD 
Zone. 

For consistency, an exclusion to the ALR has since been included in 
the application. Given that a new Agricultural Committee has not 
yet been formed, this application has not been referred back to the 
Committee for comments, but the design and intent of the 
proposal is still the same as previously reviewed. This exclusion 
would avoid creating a precedent for expansion of the Urban 
Containment Boundary into the ALR, and allowing Industrial 
development in the ALR. The property is exempt, but without the 
exclusion, it would still be formally part of the ALR. 

The application was not subject to review by the ADP but was 
reviewed by staff, including the City Architect, and found 
satisfactory. 

Transportation Considerations 

Road Network & Infrastructure: 
• The applicant will be providing the following improvements: 

o Dedication of the south side of 64 Avenue along the site frontage to the ultimate 
arterial width and side1Nalk construction. 

o Construction of a multi-use path along the site frontage 
o Pavement widening on 64 Avenue to accommodate a westbound receiving lane for 

left-out truck movements from the site, as 64 Avenue is not a truck route east of 152 
Street is required along the site's frontage to accommodate the follmving: 
• l>. westbound merge/receiving lane for left out truck mo•,<ements from the site, as 

64 Avenue is not a truck route east of 152 Street; and 
• A westbound left turn bay into the site. 

Traffic Impacts: 
• The proposed development is anticipated to generate approximately 30 vehicle trips in the 

peak hour (approximately 1 vehicle every 2 minutes), according to industry standard rates. 
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A site-specific traffic impact assessment was not required as the proposal is below the 
City's threshold for triggering this requirement. 

Access: 
• Access to the subject site is proposed via 64 Avenue to the north 1,i,rith no left out 

mo11ement. 

Parking: 
• The Zoning Bylaw requires a total of 55 stalls to be provided on-site. However, the 

applicant has demonstrated that the operating hours between the warehouse and 
volleyball centre will not overlap and is proposing to utilize the shared parking provisions 
that are permitted in the Zoning By-law to meet the parking requirements. 

• Under the "Alternate Hours of Use" provision of the Zoning By-law, a maximum 25% of 
the parking can be shared for commercial, industrial or institutional uses that have 
different temporal distributions (alternate hours) of parldng demand as demonstrated by 
having operating hours that do not significantly overlap. 

• Due to the alternate hours, the applicant is proposing 46 spaces and 9 shared spaces (25%) 
in accordance with the provisions that are permitted in the Zoning By-law. 

• The site is well served by nearby transit and bike lanes on 152 Street and 64 Avenue. 

Natural Area Considerations 

• The applicant submitted a watercourse classification confirming that the ditches located 
along the eastern property line and north property are not considered streams under the 
Water Sustainability Act. The classifications were accepted by staff. 

• The northern ditch will be infilled for roadworks, and infilling this feature has been 
assessed by the QEP that it would not be considered a harmful alteration, disruption, or 
destruction (HADD) of fish habitat under the Fisheries Act. 

• The eastern ditch will require a 7 metres setback in accordance with the requirements in 
the Zoning By-law. This will be incorporated into the 15 metre farmland protection 
setback. A QEP will need to sign off on the proposed planting for the first 7 metres of the 
buffer. · 

Sustainability Considerations 

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

• In addition, the applicant is proposing green roofs on both Buildings 1 and 2. These consist of 
large planted areas on the roof top, which assist both with drainage, as well as lowering the 
heat island effect in urban areas. 
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Supplemental Information

ltsURREv INTER-OFFICE MEMO 
~ the future lives here. 

TO: City Clerk, Legislative Services Division 

FROM: Acting Manager, Area Planning & Development- South Division 

DATE: January 30, 2023 FILE : 7922-0111-00 

RE : Agenda Item B.3, January 30, 2023 Regular Council -Land Use 
Development Application No. 7922-0111-00 

Replacement Pages for the Planning Report 

Development Application No. 7922-om-oo is on the agenda for consideration by Council at the 
January 30, 2023 Regular Council - Land Use Meeting under Item B.3. 

After finalizing the Planning Report, staff has identified that the proposed RGS amendment was 
missing from the cover page. This has now been added. 

Page 1 of the Planning Report have been updated to reflect this change. 

~z:for the Planning Report detailing this change is attached to this memorandum. 

Shawn Low 
Acting Manager, Area Planning & Development- South Division 
Planning & Development Department 

Attachment - 7922-om-oo- Page 1 Replacement Pages 

- City Manager 
- General Manager, Planning & Development 
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

Application No.: 7922-0111-00 

Planning Report Date : January 30, 2023 

• OCP Amendment from Agricultural to Industrial 
• Discharge of LUC No. 584 
• Rezoning from IL to CD 
• Development Permit 
• RGS amendment from Agricultural to Industrial 
• ALR exclusion under Section 29 of the ALC Act. 

to permit the development of a multi-tenant industrial 
building, with a restaurant and a volleyball facility. 
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RECOMMENDATION SUMMARY

 By-law Introduction and set date for Public Hearing for:
 Discharge Land Use Contract (LUC);
 OCP Amendment; and
 Rezoning.

 Approval to draft Development Permit for Form and Character, Hazard Lands, Sensitive 
Ecosystems, and Farm Protection.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Proposing an amendment to the Official Community Plan (OCP) from Agricultural to 
Industrial.

RATIONALE OF RECOMMENDATION

 The proposal is for multi-tenant industrial building, with a restaurant and a volleyball facility, 
with surface parking.

 The proposal does not comply with the Agricultural designation in both the Official 
Community Plan (OCP) and in the Metro Vancouver Regional Growth Strategy (RGS). The 
current land designations reflect the property’s status as part of the Agricultural Land Reserve 
(ALR). The property is exempt from the Agricultural Lands Act regulations and this 
application proposes to formally exclude the land from the ALR. Given the location of the site 
and historical uses, staff are in support of the proposed amendments.

 An RGS amendment is required from Agricultural to Industrial and to expand the Urban 
Containment Boundary to include the subject property, and to allow for utilities servicing. 
This proposal requires a "Type II Amendment" to the RGS. Type II amendments require a two-
thirds weighted vote of Metro Vancouver’s Board and also require a regional Public Hearing.  
This step would occur subsequent to Council holding a Public Hearing and granting Third 
Reading to the proposed development, should the proposal be supported by Council. .

 The site is designated Agricultural and is located within the Agricultural Land Reserve. The 
parcel is small and exempt from the Agricultural Land Commission Act (under 2 acres and 
with a separate title prior to 1972), but for consistency, and in support of the proposed 
amendment to the Urban Containment Boundary, an exclusion from the ALR is also proposed 
as part of this application.

 The property has been historically used for industrial uses. The LUC permits a cement facility, 
which was the use for many years, and for the past decade the property has been used for 
truck parking.

 The proposed density and building form are appropriate for this part of Newton.
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 The proposal complies with the Development Permit (DP) requirements in the OCP for 
Sensitive Ecosystems (Streamside Areas), for Hazard Lands (Flood Prone), Form and 
Character, and partially complies with the requirements in the OCP for Farming Protection.

 
 The proposed building setbacks achieve a more urban, pedestrian streetscape in compliance 

with the Development Permit (Form and Character) design guidelines in the OCP.

 The proposed buildings achieve an attractive architectural built form, which utilizes high 
quality, natural materials and contemporary lines. The street interface has been designed to a 
high quality to achieve a positive urban experience between the proposed building and the 
public realm.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. A By-law be introduced to amend the OCP for the following figures:

(a) Figure 3: General Land Use Designations for the subject site from Agricultural to 
Industrial (Appendix V);
(b) Figure 42: Major Employment Areas for the subject site by adding the Industrial 
designation for the subject site (Appendix V);
(c) Figure 43: Agricultural Lands for the subject site by removing the Agricultural 
designation for the subject site (Appendix V);
(d) Figure 51: Regional Growth Strategy Land Use Designations for the subject site 
from Agricultural to Industrial (Appendix V);
(e) Figure 67: Green Infrastructure  Development Permit Area, by moving the ALR 
boundary east of the subject site (Appendix V);
(f) Figure 69: Farming Protection Development Permit Area, by moving the ALR 
Boundary east of the subject site and moving the Farming Protection Area east. 
accordingly (Appendix VI); and

a date be set for the Public Hearing.

2. Council determine the opportunities for consultation with persons, organizations and 
authorities that are considered to be affected by the proposed amendment to the Official 
Community Plan, as described in the Report, to be appropriate to meet the requirement of 
Section 475 of the Local Government Act.

3. Council authorize staff to refer the application to Metro Vancouver for consideration of 
the following upon the application receiving Third Reading: to amend the Metro 
Vancouver Regional Growth Strategy (RGS) designation of the site from Agricultural to 
Industrial, and to extend the Urban Containment Boundary.

4. A By-law be introduced to discharge Land Use Contract No. 584 from the subject site and 
a date be set for Public Hearing.

5. A By-law be introduced to rezone the subject site from "Light Impact Industrial Zone (IL)" 
to "Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

6. Council authorize staff to draft Development Permit No. 7922-0111-00 generally in 
accordance with the attached drawings (Appendix I) and the finalized Ecosystem 
Development Plan and geotechnical report.

7. Council instruct staff to resolve the following issues prior to final adoption:

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

(b) submission of a road dedication plan to the satisfaction of the Approving Officer;
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(c) resolution of all urban design issues to the satisfaction of the Planning and 
Development Department;

(d) submission of a finalized landscaping plan and landscaping cost estimate to the 
specifications and satisfaction of the Planning and Development Department;

(e) submission of a finalized tree survey and a statement regarding tree preservation 
to the satisfaction of the City Landscape Architect; 

(f) the applicant satisfy the deficiency in tree replacement on the site, to the 
satisfaction of the Planning and Development Department;

(g) submission of a finalized Geotechnical Report to the satisfaction of City staff;

(h) final approval of the Agricultural Land Reserve exclusion application from the 
Agricultural Land Commission;

(i) final approval from Metro Vancouver for amendments to the Regional Growth 
Strategy and the Urban Containment Boundary;

(j) Registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture; 

(k) Registration of a Section 219 Restrictive Covenant to inform future owners of farm 
practices in the area that may produce noise, odour and dust; and

(l) Registration of a Section 219 Restrictive Covenant to restrict the minimum 
building elevation (MBE)” 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.

8. Council authorize staff to submit an exclusion application to the Agricultural Land 
Commission.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation Existing Zone

Subject Site Truck parking Agricultural LUC No. 584 
(underlying IL 
Zone)

North (Across 64 
Avenue):

Vacant land. Development 
Application No. 7912-0304-00 for 
an industrial development

Agricultural A-1
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Direction Existing Use OCP Designation Existing Zone

East: Agricultural and single-family 
dwelling

Agricultural A-1

South: Sullivan Park and Sullivan Park 
Rail Car Barn

Suburban RA and C-5

West (Across 152 
Street):

Small commercial plaza Urban C-8

Context & Background 

 The subject site is 0.67 hectares (1.65 acres) and designated “Agricultural” in the Official 
Community Plan (OCP), and the Regional Growth Strategy (RGS), is located in the 
Agricultural Land Reserve and is zoned Land Use Contract (LUC) No. 584, with a Light Impact 
Industrial (IL) underlying Zone. 

 The property was originally used for a cement facility which was a very specific and restricted 
use in the Land Use Contract. Some years ago, operation stopped, and the property has since 
been used as an unauthorized truck parking facility.

 The site is bounded by the BC Hydro Cloverdale Railway to the south and west, and Sullivan 
Park further to the south across the railway. To the east, there is an agricultural property, a 
commercial plaza to the west across 152 Street, and a vacant site to the north, which was 
recently removed from the ALR and has an application on the site for an industrial 
development.

 The site is within the Development Permit areas for Farm Protection, Hazard Lands (flood 
prone), Sensitive Ecosystem (streamside protection) and Form and Character.

Land Use Contract

 In the early 1970’s, the Provincial Government adopted changes to the Municipal Act 
(now called the Local Government Act) that allowed local governments to enter into Land Use 
Contracts (LUCs) with land owners and/or developers that incorporated zoning, development 
control and servicing issues into one document.  

 LUCs were adopted by By-law.  The first LUC in Surrey was adopted by City Council by By-law 
on August 7, 1972. In the late 1970’s, the Provincial Government adopted changes to the 
Municipal Act, eliminating the ability of municipalities to enter into LUCs. Only 5 LUCs 
remain in the City today. 

 When Zoning By-law, 1979, No. 5942 was adopted on April 21, 1980, zones were assigned to all 
properties in Surrey. Properties regulated by LUCs were also provided zones to align with the 
existing land uses in those areas. The zone assigned to a LUC lot is known as the "underlying 
zone" of that property. This means that the property is included in the Zoning By-law, but the 
regulations of the zone are not in effect while the LUC is on the property’s title. 

 For the subject site, the LUC was very restrictive of a cement facility, but the underlying zone 
is “Light Impact Industrial Zone (IL)” which allows many additional uses.
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DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing an amendment to the OCP and RGS from Agricultural to 
Industrial, a discharge of Land Use Contract No. 584 and rezoning from Light Impact 
Industrial (IL) Zone to Comprehensive Development (CD) Zone, based on Light Impact 
Industrial (IL) Zone.

 The proposal includes road dedication along 64 Avenue to the north, and the development of 
two industrial buildings with other accessory uses and surface parking.

 The application proposes 1,244 square metres of warehouse space, 179 square metres of office 
space, a 93 square metre f restaurant, and a 991 square metre volleyball training facility, for a 
total 2,507 square metres of floor area. The proposal represents a net Floor Area Ratio (FAR) 
of 0.5.

Proposed
Lot Area

Gross Site Area: 6,695 square metres
Road Dedication: 371 square metres
Undevelopable Area: n/a
Net Site Area: 6,324 square metres

Number of Lots: 1
Building Height: 19.2 metres
Unit Density: n/a
Floor Area Ratio (FAR): 0.5
Floor Area

Industrial: 2,235 square metres
Commercial: 272 square metres
Total: 2,507 square metres

Referrals

Engineering: The Engineering Department has no objection to the project 
subject to the completion of Engineering servicing requirements as 
outlined in Appendix II.

Parks, Recreation & 
Culture:

Sullivan Park is the closest active park with amenities that include, 
a playground, tennis courts, softball diamonds, trails, and open 
space, and natural areas. The park is 220 metres walking distance 
from the development.

Surrey Fire Department: No concerns.
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Agriculture, Environment, 
and Investment Advisory 
Committee (AEIAC):

This proposal was considered by the AEIAC on September 07, 2022.

The OCP’s Development Permit Guidelines for Farm protection 
DPs includes a recommendation for 15 metres planted landscape 
buffer and 30 metres building setback.

The applicant’s request to reduce the building setback 
recommendation along the east property line from 30 metres to 23 
metres was not supported by the AEIAC, and their 
recommendation was for an increased setback. The recommended 
15 metre landscape buffer is being provided. The applicant has since 
increased the proposed building setback to 24 metres along the east 
side.

The AEIAC also recommended more uses that support agriculture 
and to prohibit assembly halls in the proposed CD Zone. These 
recommendations have been incorporated in the proposed CD 
Zone.

For consistency, an exclusion to the ALR has since been included in 
the application. Given that a new Agricultural Committee has not 
yet been formed, this application has not been referred back to the 
Committee for comments, but the design and intent of the 
proposal is still the same as previously reviewed. This exclusion 
would avoid creating a precedent for expansion of the Urban 
Containment Boundary into the ALR, and allowing Industrial 
development in the ALR. The property is exempt, but without the 
exclusion, it would still be formally part of the ALR.

Advisory Design Panel: The application was not subject to review by the ADP but was 
reviewed by staff, including the City Architect, and found 
satisfactory.

Transportation Considerations

Road Network & Infrastructure:

 The applicant will be providing the following improvements:
o Dedication of the south side of 64 Avenue along the site frontage and sidewalk 

construction.
o Pavement widening on 64 Avenue is required along the site’s frontage to 

accommodate the following:
 A westbound merge/receiving lane for left-out truck movements from the site, as 

64 Avenue is not a truck route east of 152 Street; and
 A westbound left-turn bay into the site.

Traffic Impacts:

 The proposed development is anticipated to generate approximately 30 vehicle trips in the 
peak hour (approximately 1 vehicle every 2 minutes), according to industry standard rates. 
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A site-specific traffic impact assessment was not required as the proposal is below the 
City’s threshold for triggering this requirement. 

Access:

 Access to the subject site is proposed via 64 Avenue to the north with no left-out 
movement. 

Parking:

 The Zoning Bylaw requires a total of 55 stalls to be provided on-site. However, the 
applicant has demonstrated that the operating hours between the warehouse and 
volleyball centre will not overlap and is proposing to utilize the shared parking provisions 
that are permitted in the Zoning By-law to meet the parking requirements. 

 Under the “Alternate Hours of Use” provision of the Zoning By-law, a maximum 25% of 
the parking can be shared for commercial, industrial or institutional uses that have 
different temporal distributions (alternate hours) of parking demand as demonstrated by 
having operating hours that do not significantly overlap. 

 Due to the alternate hours, the applicant is proposing 46 spaces and 9 shared spaces (25%) 
in accordance with the provisions that are permitted in the Zoning By-law. 

 The site is well served by nearby transit and bike lanes on 152 Street and 64 Avenue.

Natural Area Considerations

 The applicant submitted a watercourse classification confirming that the ditches located 
along the eastern property line and north property are not considered streams under the 
Water Sustainability Act. The classifications were accepted by staff.

 The northern ditch will be infilled for roadworks, and infilling this feature has been 
assessed by the QEP that it would not be considered a harmful alteration, disruption, or 
destruction (HADD) of fish habitat under the Fisheries Act.

 The eastern ditch will require a 7 metres setback in accordance with the requirements in 
the Zoning By-law. This will be incorporated into the 15 metre farmland protection 
setback. A QEP will need to sign off on the proposed planting for the first 7 metres of the 
buffer. 

Sustainability Considerations

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

 In addition, the applicant is proposing  green roofs on both Buildings 1 and 2. These consist of 
large planted areas on the roof top, which assist both with drainage, as well as lowering the 
heat island effect in urban areas.
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 The proposed green roof meets the Climate Adaptation Strategy policy for a green roof or a 
high-albedo roof, which is typically considered to have a Solar Radiance Index (SRI) value of 
0.75. 

POLICY & BY-LAW CONSIDERATIONS

Agricultural Land Commission 

 The property is currently in the Agricultural Land Reserve (ALR). Given the small size of this 
parcel, an application to the Agricultural Land Commission (ALC) for exclusion from the ALR 
would not be required for the proposed use. However, as the application proposes expansion 
of the Urban Containment Boundary, an ALR exclusion is proposed for consistency with both  
Metro Vancouver’s Regional Growth Strategy and the City’s Official Community Plan. 

 The property is exempt from the ALC Act, in terms of land use, given the small parcel size (2 
AC) which is not efficient for agricultural use. This means that an application for non-farm 
use would not be required for the proposed industrial use on the site. However, since an 
application to Metro Vancouver is proposed to include the property in the Urban 
Containment Boundary to allow for utilities servicing, staff is recommending exclusion from 
the ALR, as to not set a precedent of having ALR land within the Urban Containment 
Boundary.

 The ALC has provided confirmation that the property falls under the following exception:
o 23(1)  Restrictions on the use of agricultural land do not apply to land that, on December 

21, 1972, was, by separate certificate of title issued under the Land Registry Act, R.S.B.C. 
1960, c. 208, less than 2 acres in area.

 The applicant has posted a sign with the ALR exclusion application on the site, as required by 
the ALC.

 This ALR exclusion is not required for the proposed industrial use but is recommended for 
consistency.

Regional Growth Strategy

 The proposal does not comply with the Agricultural designation in the Metro Vancouver 
Regional Growth Strategy (RGS).

 All properties that are within the Agricultural Land Reserve (ALR) are designated Agricultural 
in the Regional Growth Strategy. 

 The subject site is small and thus exempt from the ALC Act regarding land use, but an 
application to the Agricultural Land Commission (ALC) for exclusion from the ALR is being 
made in support of the proposed expansion of the Urban Containment Boundary, and to allow 
for consistency between all maps for ALC, Metro Vancouver and the Official Community Plan. 

 An application is required to Metro Vancouver to redesignate the site from Agricultural to 
Industrial, and to expand the Urban Containment Boundary to service the site.
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 This is considered an RGS "Type II Amendment". These amendments require a two-thirds 
weighted vote by Metro Vancouver’s Board and also require a regional Public Hearing.  

 Should Council grant this proposal Third Reading, a referral will be sent to Metro Vancouver 
for the proposed amendments.

Official Community Plan

Land Use Designation

 The proposal does not comply with the Agricultural designation in the Official Community 
Plan (OCP).

 The proposal includes an OCP amendment to redesignate the site from Agricultural to 
Industrial.

Amendment Rationale

 The property has historically been used as a concrete manufacturing facility, in accordance 
with the provisions of Land Use Contract No. 584. This was the only use permitted in the 
LUC, and it also had the restriction that the operation had to be run by members of the 
immediate family of the Developer as a home occupation.

 Once the LUC expires in July 2024, or if terminated sooner by the applicant, then the 
underlying zone would come into effect. The underlying zone is for Light Impact Industrial 
(IL) Zone. This application proposes industrial and accessory uses, but also recognizes the 
proximity to agricultural lands.

Themes/Policies

 B4.14 Ensure neighbourhoods are well served by civic and community facilities such as 
indoor and outdoor recreation centres, childcare centres, neighbourhood parks, and 
amenities specifically geared to youth.

The proposal includes an indoor recreation facility, in the form of volleyball courts.

 D1.4 Preserve riparian areas and watercourses in their natural state and link them with 
upland natural areas to develop a connected network of natural areas throughout Surrey.

The proposal includes retention and protection of two adjacent  Class C ditches.

 D2.9 Permit development in areas subject to flood hazards only when it is demonstrated 
by a Qualified Professional that the proposal meets current flood protection requirements, 
at the time of development, with respect to proposed uses, building materials and 
required building elevations.

The applicant has demonstrated compliance with all requirements of the Flood Prone areas.
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 E1.3 Identify lands that may be suitable for future employment uses and that are located in 
areas that provide suitable access to major transportation corridors.

The site has historically been used for industrial purposes, and has direct access to 64 Avenue, 
which is a major arterial road, with bus and bicycle infrastructure.

 E1.9 Consider the importance of agricultural land and environmentally significant features 
adjacent to industrial areas, in the planning of employment areas to ensure an appropriate 
interface, sufficient environmental protection and suitable tree protection.

The site provides the recommended planted buffer adjacent to agricultural lands to the east, and 
sufficient buffer to the park to the south.

 E.1.10 Ensure sufficient, convenient and appropriate access to employment lands including 
supply and goods movement routes and access to employment opportunities for Surrey’s 
workforce.

The site is located  southeast of the intersection of 64 Avenue and 152 Street, both of which are 
arterial roads and truck routes west of the site. This provides excellent access to major 
transportation routes. The site is also well served by bus and bicycle routes.

CD By-law 

 The applicant proposes to terminate Land Use Contract No. 584, and to rezone the subject 
site from "Light Impact Industrial Zone (IL)" to "Comprehensive Development Zone (CD)".

 The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate a 
proposed a multi-tenant industrial site, with a restaurant and a volleyball facility on the 
subject site. The proposed CD By-law for the proposed development site identifies the uses, 
densities and setbacks proposed. The CD By-law will have provisions based on the "Light 
Impact Industrial Zone (IL)".

A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
IL Zone and the proposed CD By-law is illustrated in the following table:

Zoning IL Zone (Part 48) Proposed CD Zone
Unit Density: n/a n/a
Floor Area Ratio: 1.00 1.00
Lot Coverage: 60% 60%
Yards and Setbacks

7.5 metres

Front Yard: 4.6 m
Rear Yard: 7.5 m
Side Yard: 24 m

Side Yard Flanking Street: 7.5 m
Principal Building 
Height:

18 metres 20 metres
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Permitted Uses: Principal Uses:
1. Light impact industry.
2. Recycling depots.
3. Transportation industry. 
4. Automotive service uses.
5. Automobile painting and 
body work.
6. Vehicle storage, including 
recreational vehicle storage. 
7. Industrial equipment 
rentals.
8. General service uses, 
limited to the following:

(a) Driving schools;
(b) Fleet dispatch offices;
(c) Industrial first aid 
training; and
(d) Trade schools.

9. Warehouse uses.
10. Distribution centres.
11. Office uses, limited to the 
following:

(a) Architectural and 
landscape architectural 
offices;
(b) Engineering and 
surveying offices;
(c) General contractor 
offices;
(d) Government offices; 
and 
(e) Utility company 
offices. 

12. Self-Storage Warehouse.
13. Liquor manufacturing, 
provided that:

(a) If there is a liquor 
tasting lounge it shall not 
exceed 40% of the gross 
floor area of the entire 
liquor manufacturing 
business or 150 sq. m., 
whichever is lesser;
(b) If there is an on-site 
store endorsement it 
must be included in the 
calculation of the 
maximum area permitted 
for the liquor tasting 
lounge in Sub-section 
B.13(a); and

Principal Uses:
1. Light impact industry.
2. Recycling depots
3. Industrial equipment rentals.
4. General service uses, limited to 

the following:
(a) Driving schools;
(b) Fleet dispatch offices;
(c) Industrial first aid 

training; and
(d) Trade schools

5. Warehouse uses
6. Distribution centres
7. Office uses, limited to the 

following:
(a) Architectural and 

landscape architectural 
offices;

(b) Engineering and surveying 
offices;

(c) General contractor offices;
(d) Government offices; and
(e) Utility company offices.

8. Self-Storage Warehouse.
9. Agriculture, horticulture and 

associated uses, excluding any 
use involving the keeping or 
raising of animals and birds

Accessory Uses:
10. Coffee shops, restricted to 150 

sq. m.
11. Eating establishments 

excluding drive-through 
restaurants, restricted to 150 
sq. m.

12. Recreation facilities, excluding 
go-kart operations, drag racing 
and rifle ranges.

13. Community services.
14. Child care centres.
15. Caretaker unit.
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(c) If there is an outdoor 
patio associated with the 
liquor tasting lounge it 
must not exceed the total 
area of the permitted 
liquor tasting lounge in 
Sub-section B.13(a), or 80 
sq. m., whichever is 
lesser.

Accessory Uses:
14. Coffee shops, limited to a 
maximum of 35 seats, 
pursuant to Section J.6 of 
this Zone.
15. Recreation facilities, 
excluding go-kart 
operations, drag racing and 
rifle ranges.
16. Community services.
17. Assembly halls, limited 
to places of worship, to a 
maximum of 300 seats, 
pursuant to Section D.2 
below.
18. Child care centres, 
pursuant to Section J.7 of 
this Zone.
19. Caretaker unit, pursuant 
to Section D.3 of this Zone. 
20. Sales of rebuilt vehicles 
< 5,000 kg G.V.W. provided 
that:

(a) It is part of an 
automobile painting and 
body work business;
(b) The number of rebuilt 
vehicles ready for sale 
shall not exceed 5 at any 
time;
(c) The business operator 
holds a current and valid 
Motor Dealer's certificate; 
and
(d) The business operator 
is an approved Insurance 
Corporation of British 
Columbia Salvage Buyer.

Parking (Part 5) Proposed
Commercial: 43 34
Industrial: 12 12
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Total: 55 46 (includes 9 shared spaces as 
permitted in the Zoning By-law )

 The main differences between the IL Zone and the proposed CD Zone are the proposed uses, 
building setbacks, and building height.

 Several uses have been removed from the IL relative to the proposed CD Zone, which are uses 
that would generate parking and/or access concerns, and that are not considered appropriate 
adjacent agricultural uses. 

 The maximum size of a coffee shop or restaurant has also been reduced, and the option to 
proceed with agriculture, horticulture and associated uses, has been added, recognizing there 
might still be potential for limited agricultural uses on the site. Below is a list of all the uses 
permitted in the IL Zone which have been removed for the proposed CD Zone:

o Principal Uses:
 Transportation industry.
 Automotive service uses.
 Automobile painting and body work.
 Vehicle storage, including recreational vehicle storage. 
 Industrial equipment rentals.
 Liquor manufacturing, provided that:

o Accessory use:
 Assembly halls
 Sales of rebuilt vehicles < 5,000 kg G.V.W

 Regarding the building setbacks, the front yard setbacks is reduced from 7.5 metres to 4.6 
metres to create a more urban interface on 64 Avenue, and to help accommodate the 
building, given the odd shape of the site. The setback to the east is increased from 7.5 metres 
to 24 metres, to ensure a large building setback is provided adjacent to agricultural uses.

 The maximum building height is proposed to be increased from 18 to 20 metres. This is 
required to accommodate the proposed volleyball facility on the second storey of one of the 
buildings.

 The proposed parking meets Part 5 of the Zoning By-law through the shared parking 
provision, and some of the uses do not have peak occupancy at the same time. No variance is 
required for the amount of shared parking proposed, as discussed in detail in the 
Transportation Considerations section of this report.

Public Art Policy

 The applicant will be required to provide public art or register a Restrictive Covenant agreeing 
to provide cash-in-lieu, at a rate of 0.5% of construction value, to adequately address the 
City’s needs with respect to public art, in accordance with the City’s Public Art Policy 
requirements.  The applicant will be required to resolve this requirement prior to 
consideration of Final Adoption.



Staff Report to Council

Application No.: 7922-0111-00

Planning & Development Report

Page 16

PUBLIC ENGAGEMENT

 Pre-notification letters were sent on September 21, 2022, and the Development Proposal Signs 
were installed on September 21, 2022. Staff received 6 responses from neighbouring owners. 
Comments are provided below:

o Three adjacent residents were pleased to see development happening at this site, 
particularly with a building and not the existing truck parking facility.

o One resident was concerned regarding the property not being used for agricultural 
uses.

The property is already exempt from the ALC Act, given its small size.

o One resident was concerned traffic in the area is over congested, and additional 
development may increase demand on the intersection to the west at 64 Avenue and 
152 Street.

The traffic generated by this proposal did not meet the threshold for a traffic study, but 
the applicant is being required to make improvement to 64 Avenue to facilitate access to 
the site without compromising 64 Avenue and its turning lanes.

o One resident was concerned about this development happening in proximity to 
agricultural land and hazard land area (flood prone).

The application is subject to  Development Permits for Hazard Lands, Sensitive 
Ecosystem and Farmland Protection, to address these issues and those are further 
discussed later in this report.

 The subject development application was reviewed by the Panorama Neighbourhood 
Association and Sullivan Amateur Athletic and Community Association, and no comments 
were received.

DEVELOPMENT PERMITS

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 two existing ditches: one that flows 
north, just east of the east property line, and a roadside ditch on the south side of 64 Avenue, 
just north of the subject site. 

 Watercourse assessments, prepared by Remi Masson, R.P. Bio., of Redcedar Environmental 
Consulting Inc. and dated October 27, 2022, June 27, 2022 and a Sensitive Ecosystem 
Development Permit Report dated Aug 26, 2022 and updated October 10, 22 was reviewed by 
staff and found to be generally acceptable.

 As the agricultural buffer required under the Farmland Protection Development Protection 
Permit (15 metres) encompasses the 7 metre Part 7A  Streamside setback area a complete 
Sensitive Ecosystems Development Permit was deemed to not be required. A QEP will need to 
sign off on the proposed planting for the first 7 metres of the buffer.
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Sensitive Ecosystems (Green Infrastructure Areas) Development Permit Requirement

 The subject property falls within the Sensitive Ecosystems DPA buffer for Green Infrastructure 
Areas in the OCP, given the location of a Biodiversity Conservation Strategy (BCS) Green 
Infrastructure Network (GIN) Corridor located on the property to the north (across 64 Ave). 
The Sensitive Ecosystems (Green Infrastructure Areas) Development Permit is required to 
protect environmentally sensitive and/or unique natural areas from the impacts of 
development.

 The GIN is located across the street on the north side of 64 Avenue, and the proposed 
building setback and landscape proposed are considered sufficient protection.

 Given the location of the GIN corridor, the proposal is exempt from a Sensitive Ecosystem 
DPA for Green Infrastructure Area.

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 Serpentine 
River. The Hazard Land (Flood Prone) Development Permit is required to protect 
developments from hazardous conditions.

 The site slopes down from the west to the east, with the flood prone area located on the east 
portion of the site.

 A minimum flood plain elevation of approximately 2.6 metres geodetic is required. The 
applicant is proposing no building or structures within the flood plain area. The floodplain 
area needs to be landscaped and provide flood storage.

 The applicant has demonstrated the feasibility of the development through the servicing plan, 
and has further demonstrated that the 200-year floodplain of the Serpentine River will not be 
negatively impacted by the development. The main recommendation is not to build or raise 
grades within the flood protection area or any area at or below 2.6 metres. This area is 
proposed to be landscaped through the farmland protection buffer. No further improvements 
are required.

 Registration of a Section 219 Restrictive Covenant to restrict minimum building elevation 
(MBE)” 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 final adoption.

Farming Protection Development Permit Requirement

 The subject property falls within the Farming Protection Development Permit Area (DPA) in 
the OCP, given that it is located within 50 metres of the Agricultural Land Reserve (ALR) 
boundary. The Farm Protection Development Permit is required to reduce agricultural-urban 
conflicts through increased setbacks and vegetated buffering.
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 The Farming Protection Development Permit guidelines for non-residential uses are outlined 
below:

o The minimum building setback for the ALR boundary is 30 metres.

The applicant is proposing to reduce the building setback to 24 metres, given the 
triangular shape of the site. Their previous proposal was for 23 metres, and it was 
increased to 24 metres after comments from the AEIAC. The committee’s 
recommendation was to increase from 23 metres to try to achieve the full 30 metres.

o The minimum vegetated buffer width is 15 metres.

The proposal provides the recommended 15 metres planted buffer along the east property 
line.

o Any proposed vegetated buffer should include a mix of appropriate deciduous and 
coniferous trees, spaced a minimum of 2 metres to 4 metres apart. Existing mature 
trees and riparian areas within the proposed buffer area should be preserved and infill 
planting considered in order to provide a fuller vegetated buffer.

The new trees on the site will consist of a variety of trees including American Sweetgum, 
Bowhall Red Maple, White Spruce, Portugal Laurel, Red Maple, Bloodgood Japanese 
Maple, Purple Flowering Black Locust and Douglas Maple, as well as a variety of shrubs 

o For any property within 50 metres of the ALR boundary, a Section 219 Restrictive 
Covenant is required to inform future owners of farm practices in the area that may 
produce noise, odour and dust.  

The recommended Restrictive Covenant will be a requirement should the proposal be 
supported by Council. 

Form and Character Development Permit Requirement

 The proposed development is subject to a Development Permit for Form and Character.

 The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP.

 The applicant has worked with staff to improve the interface along 64 Avenue, provide 
adequate building articulation, and increase glazing. Most staff comments have been 
addressed.

 The site plan consists of two buildings on the ground floor, separated by parking, and partially 
connected on the upper floors. The west building has a warehouse unit on the ground floor, 
and offices on the upper floors, and the east building has warehouse units and a small 
restaurant on the ground floor, with a volleyball practice facility on the upper floor. The 
‘bridge’ connecting the two buildings at the north end consists of additional storage space and 
supporting offices.
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 The buildings are proposed with a modern look and linear expression. Materials consisting of 
stucco, longboard, and aluminum panel. The colours palette consists of white, beige, grey, and 
brown (mahogany and maple chestnut).

 The proposal is of appropriate design, quality and scale for this location and meets the OCP 
DP requirements.

 Details of signage have not been proposed at this time.

Landscaping

 The landscaping consists of planted buffers along all property lines.

 The main buffer is a 15-metre buffer along the east property line. This buffer will serve as 
riparian protection, flood storage, and farmland protection.

 Along the south property line, a 3-metres planted buffer is proposed, along the railway and 
adjacent park.

 Along the west, there is a planted triangle on the northwest portion of the site, approximately 
46 metres in length.

 Both buildings are proposed with  extensive green roofs, occupying the entire extent of both 
main buildings.

 The new trees on the site will consist of a variety of trees including American Sweetgum, 
Bowhall Red Maple, White Spruce, Portugal Laurel, Red Maple, Bloodgood Japanese Maple, 
Purple Flowering Black Locust and Douglas Maple, as well as a variety of shrubs 

Outstanding Items

 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 confirmation of 
location for PMT and BC Hydro kiosk and some minor adjustments.

 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.

 

TREES

 Francis Kilmo, ISA Certified Arborist of Kilmo and Associated Ltd.prepared an Arborist 
Assessment for the subject property. The table below provides a summary of the tree 
retention and removal by tree species:
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Table 1: Summary of Tree Preservation by Tree Species:
Tree Species Existing Remove Retain

Alder and Cottonwood Trees

Alder 10 10 0
Deciduous Trees 

(excluding Alder and Cottonwood Trees)
Weeping Willow 2 0 2

Coniferous Trees
Western Red Cedar 13 9 4

Total (excluding Alder and 
Cottonwood Trees) 15 9 6

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 47

Total Retained and Replacement Trees 53

Contribution to the Green City Program n/a

 The Arborist Assessment states that there are a total of 15 mature trees on the site, excluding 
Alder and Cottonwood trees.  10 existing trees, approximately 40 % of the total trees on the 
site, are Alder trees.   It was determined that 6 trees can be retained as part of this 
development proposal. The proposed tree retention was assessed taking into consideration 
the location of services, building footprints, road dedication and proposed lot grading. 

 For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 
replacement ratio for Alder trees, and a 2 to 1 replacement ratio for all other trees. This will 
require a total of 28 replacement trees on the site.  The applicant is proposing 47 replacement 
trees, exceeding City requirements.  

 The new trees on the site will consist of a variety of trees including American Sweetgum, 
Bowhall Red Maple, White Spruce, Portugal Laurel, Red Maple, Bloodgood Japanese Maple, 
Purple Flowering Black Locust and Douglas Maple, as well as a variety of shrubs 

 In summary, a total of 53 trees are proposed to be retained or replaced on the site with no 
contribution required to the Green City Program.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Survey Plan, Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix II. Engineering Summary 
Appendix III. Summary of Tree Survey and Tree Preservation
Appendix IV. Agriculture, Environment and Investment Advisory Committee Minutes (draft)
Appendix V. OCP Redesignation Map for Figures 3, 42, 43, 51 and 67
Appendix VI. OCP Redesignation Map: OCP Figure 69: Farming Protection Development 

Permit Area

approved by Shawn Low

Jeff Arason
Acting General Manager
Planning and Development

LFM/ar
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NOTE:  Detailed Land Development Engineering Review available on file 

 

 

INTER-OFFICE MEMO
 

 

 

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

 
FROM: Development Services Manager, Engineering Department 
 
DATE: November 22, 2022 PROJECT FILE: 7822-0111-00 
 

 

RE: Engineering Requirements (Industrial) 
Location:  15238 64 Avenue            

 
REZONE 

 
Property and Statutory Right-of-Way (SRW) Requirements 

• Dedication varies for 64 Avenue to accommodate existing conditions 

• Register 0.5 metre SRW along 64 Avenue 
 
Works and Services 

• Construct 64 Avenue  

• Build water main fronting the site 

• Provide sewage disposal system to service the lands 

• Implement onsite water quality and sediment control features 

• Install water, sanitary and storm sewer service connections 
 
A Servicing Agreement is required prior to Rezone. 
 

OCP AMENDMENT 
 
There are no engineering requirements relative to the OCP Amendment beyond those listed 
above. 
 

DEVELOPMENT PERMIT 
 
There are no engineering requirements relative to issuance of the Development Permit beyond 
those listed above. 
 
 
 
 
Jeff Pang, P.Eng. 
Development Services Manager 
 
KMH 

APPENDIX II.



KLIMO & ASSOCIATES Ltd.   January 10, 2023 
 

9 | P a g e  
15238 64 Ave, Surrey 

7.0   TREE PRESERVATION SUMMARY 
Surrey Project No: N/A 
Address: 15238 64 Ave, Surrey, B.C., V3S 1Y1 

Registered Arborist: Francis Klimo 
 

On-Site Trees Number of Trees 

Protected Trees Identified  
(on-site and shared trees, including trees within boulevards and proposed streets and lanes, 
but excluding trees in proposed open space or riparian areas and non-bylaw protected trees) 

25 

Protected Trees to be Removed 19 

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

6 

Total Replacement Trees Required: 
 
 
 

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
 
                                                          10      X       one (1) =      10 
    
 
All other Trees Requiring 2 to 1 Replacement Ratio 
    
                                                            9      X       two (2) =      18 
   
 

 
 
 

 
10 

 
 
 

 
 

18 

Replacement Trees Proposed 47 

Replacement Trees in Deficit 0 

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

Off-Site Trees Number of Trees 

Protected Off-Site Trees to be Removed 0 

Total Replacement Trees Required: 
 
Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
 
                                                     0     X     one (1) =      0 
 
All other Trees Requiring 2 to 1 Replacement Ratio 
 
                                                     0     X     two (2) =      0 
 
 

 
 
 
 

0  
 

 
 

0 

Replacement Trees Proposed 0 

Replacement Trees in Deficit 0 
  

Summary, report and plan prepared and submitted by: 
 

                                                                                                   January 10, 2023 

  
                       (Signature of Arborist)                                                                       Date  

APPENDIX III.
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Management of Trees & Protection Requirements
 Tree Removals

During the Removal and/or pruning of existing trees as identified on the landscape plan/Tree Management Plan, shall be undertaken or supervised by a certified arborist and
performed in accordance with relevant Best Management Practices produced by ISA and ANSI A-300 Pruning Standards. All Tree work shall comply with all relevant City of
Surrey Tree Bylaw.

 Staging and storage of materials on site discussion ( General for all Trees)
During the construction process, no storage or staging of materials, equipment, or debris can be placed within the TPZ of the protected Trees and or within their TPB enclosure.
The proposed construction will require the storage and staging of its materials within the back yard area and will not be required to be placed towards any other areas within
the property or near the protected Trees. In order to limit the potential disturbance within the TPZ of the protected Trees, no heavy equipment (If required) will be allowed to
encroach, park, or traverse through their TPZ(s).

 Removal of surrounding invasive growth / Site Clearing work
When clearing through the TPZ(s) of the retained trees, all clearing work as well as the grade preparation works are required to be performed by hand and no excavation
machinery or any other heavy equipment would be allowed to encroach into their TPZ(s) throughout the clearing process. Larger stumps of removed vegetation are recommended
to be either left in situ or grinded out. ( Please note: the remaining stumps cannot be pulled out by heavy machinery in order to ensure the protection of the retained trees )

 General Landscaping Methodology within TPZ(s)
General landscaping work is proposed and may occur within the TPZ of a few on-site trees. During the landscaping process, no fill and or soil can be deposited within its TPZ and any
type of landscaping requiring extensive areas of poured concrete is not acceptable. Permeable surfaces can be placed on the original grade for hardscapes, all to be supervised and
guided  by an onsite Arborist.

Francis R. Klimo
ISA Certified Arborist #PN-8149A
ISA Certified Tree Risk Assessor (TRAQ)
BC Wildlife Danger Tree Assessor #7193

Date

Scale

Drawn

Checked

Sheet #

Project Number

TREE MANAGEMENT PLAN

1:500

REMOVAL OF NINETEEN (19)  TREES AS PER ARBORIST REPORT. TREES #561-573,4910,4911,5075,7066-7068 TO ACCOMMODATE CONSTRUCTION OF PROPOSED HOUSE AS PER ATTACHED APPENDIX A. REPLACEMENT OF TBD TREES ACCEPTABLE TO CITY OF SURREY STANDARDS. REPLACEMENT TREES MUST NOT BE PLANTED WITHIN 3M OF A
FOUNDATION OR WHERE THEIR MATURE SIZE WILL INTERFERE WITH UTILITIES, ESPECIALLY OVERHEAD BC HYDRO SERVICE/TRANSMISSION LINES. NOTE THAT TREES OBVIOUSLY PLANTED AS HEDGEROWS WILL NOT BE COUNTED AS REPLACEMENT TREES. ALL OTHER TREES TO BE RETAINED, MAINTAINED (ESPECIALLY WATERED) AND
PROTECTED FOR THE DURATION OF CONSTRUCTION. THE BARRIERS MAY ONLY BE REMOVED WITH THE PERMISSION OF THE CITY ARBORIST OR AT THE SPECIFIC INTERVALS IDENTIFIED IN THE LETTER OF UNDERTAKING. ALL WORK CARRIED OUT AFTER BARRIERS REMOVED MUST BE DONE BY HAND IN CRITICAL ROOTZONES. NO HEAVY
EQUIPMENT (INCLUDING BOBCATS) IS TO ENTER CRITICAL ROOTZONES. STUMPS AND UNDERLYING ROOTS OF "TREES TO BE REMOVED" TO REMAIN INSITU IF THEY ARE WITHIN THE CRITICAL ROOTZONE RADIUS OF "TREES TO BE RETAINED". THEY MAY.BE GROUND TO THE SURFACE WITH A STUMP GRINDER. CRITICAL ROOTZONE RADIUS
DETERMINATION IS DESCRIBED IN BARRIER DETAIL DRAWING ON THE BACK OF TREE CUTTING PERMIT APPLICATIONS.

March 18, 2022

Consultants

Revisions

No. Date

Dimitri Khomko 15238 64 Ave, Surrey
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DRAFT Agriculture, 
Environment, and 

Investment Committee  
Minutes 

 
Location: Virtual  
WEDNESDAY, SEPTEMBER 7, 2022 

Time: 6:00 p.m.  

 

Present: 

Councillor Patton, Chair 
Councillor Elford 
M. Lamont 
S. Rai 
S. Van Keulen 
 

Regrets: 

Councillor Nagra 
Drew Bondar, Ministry of Agriculture 
 
 

Staff Present: 

Y. Yohannes, Manager, Utilities 
L. Moraes, Planner 
S. Johal, Planner 
S. Lee, Administrative Assistant 
S. Nichols, Deputy City Clerk 

 

 
C. NEW BUSINESS 

 

1. Development Application 7922-0111-00 

Luciana Moraes, Planner  
Address: 15238 - 64 Avenue 
 

Luciana Moraes, Planner, summarized the report dated August 25, 2022 regarding 
Development Application 7922-0111-00.  The application proposes to discharge 
Land Use Contract (LUC) No. 584 and rezone the site located at 15238 - 64 Avenue, 
from Light Industrial Zone (IL) to Comprehensive Development Zone (CD) (based 
on IL) in order to develop a multi-tenant industrial site. The following information 
was highlighted: 
 

• Located on the southeast corner of 152 Street and 64 Avenue, the site is 
triangular and slopes downward from west to east. Though the property is 
officially in the Agricultural Land Reserve (ALR), it is exempt from the 
Agricultural Act given its small size and the applicant does not require an 
exclusion request. 

 

• The current LUC only allows for a cement plant. When the LUC expires in 
June 2024, the underlying IL will come into effect. Staff is working with the 
applicant to rezone the site to CD because the IL is broader and allows for 
uses that the City would not recommend given the site proximity to the 
two roads nearby and the ALR.  

 

• The site has never been used for agriculture. The applicant is proposing to 
develop a multi-tenant industrial site, with a restaurant at the northeast 
corner, and an indoor volleyball facility and offices on the second floor. 
The applicant has been working with staff and Metro Vancouver to service 
the site and include an Official Community Plan (OCP) amendment from 
Agricultural to Industrial to reflect the current zone, the proposed uses, 
and the new zoning.  

 

APPENDIX IV.
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• The applicant is also proposing a 15-metre landscape buffer, as required in 
the OCP. Since Transportation requested the site access to be far from the 
intersection, the site access and vehicular circulation has been placed 
adjacent to the buffer, to further move the proposed buildings as far west 
as possible.  

 

• Given the site’s irregular shape and small size, the applicants are requesting 
support from the AEIAC committee to reduce the building setback from 30 
metres (recommended in the OCP) to 23 metres. 

 
M. Lamont and S. Rai joined the meeting at 6:07PM. 
 

In response to questions from the Committee, Ms. Moraes provided the following 
information: 
 

• The total required number of surface parking stalls is 52 stalls. The 
volleyball facility will mainly use the parking lot in the evening (or after 
school hours), and they will be sharing six parking stalls with the industrial 
site that are mainly used during the day. Since these stalls will be shared 
during different times, the applicants are proposing 46 stalls instead of 52 
stalls that are required.  

 

• The applicant is not asking to relax the required 15-metre landscape buffer. 
They are only asking for a 23-metre building setback to the ALR on the east 
because the subject site has a triangular shape and the building narrows 
down on the west. The extra seven metres will significantly improve their 
proposal by expanding the size of the usable building space on the eastern 
side of the subject site. 

 

• The applicant is proposing a volleyball facility because the owners are 
already involved with a volleyball group that is now renting a facility 
elsewhere. Since the group is having difficulty finding a facility elsewhere 
due to the height requirement in the gymnasium for this sport, the owners' 
goal for building the new facility on this site was to provide a permanent 
place for this group. In addition, this indoor recreational facility use is also 
considered compatible with the IL zone.   

 

• The subject site is currently used for truck parking. The current site access 
is near the northwest side of the site on 64 Avenue. One of the goals of 
proposing the CD Bylaw (instead of leaving as IL) is to make restrictions on 
the amount of floor area that could be used for offices, restaurant, 
industrial site, and volleyball facility. If the Land Use Contract is allowed to 
expire, the IL zone will come into effect, and they can continue using the 
site legally for truck parking. To avoid this continuation, Staff is working 
with the applicant to clean up the site, do proper landscape buffers and 
servicing connections to the site, and restrict the uses to what is 
manageable there. 
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• The applicant is not proposing any agricultural use on the site since they 
are exempt from the Agricultural Act given their small size. Staff did 
discuss agricultural use with the applicant, but it is hard to enforce due to 
the underlying IL. As a result, the staff worked with the applicant to find a 
more agricultural friendly option by proposing the 15-metre landscape 
buffer to the ALR, better site access and vehicular circulation placed 
adjacent to the buffer, and a restrictive covenant advising any future 
owners that they are adjacent to agricultural uses.  

 
The Committee noted the following comments: 
 

• The committee does not recommend the continuation of existing truck 
parking on the site. 

 

• The committee is concerned that the number of parking stalls will not be 
sufficient and recommend that staff considers environmentally friendly gravel 
parking stalls in the 15-metre landscape buffer area. Another alternative 
recommended is to replace the restaurant with more parking stalls. 

 

• Since the site access and vehicular circulation has been placed adjacent to the 
buffer, the committee recommended a stronger rationale for the 23-metre 
building setback such as additional parking stalls. Otherwise, it will become a 
precedent for future projects to ask for reduced setbacks without strong 
justifications. 

 
• Staff to encourage the applicant with an agricultural pathway as the site could 

help with the capacity issues that the local agricultural businesses are currently 
facing. For example, making it more obvious that agricultural uses are welcome 
on the site by adding in the CD Bylaw that 'warehouses for agricultural 
purpose' as one of the permitted use.  

 

• The committee agreed there is a need of more indoor recreational facilities in 
the City but are concerned that the volleyball facility may later convert to 
other uses, such as a banquet hall or offices. They recommended restricting the 
land uses in the CD Bylaw by adding the maximum floor area for each type of 
use.  

 
It was Moved by S. Van Keulen 
 Seconded by Councillor Elford 
 That the Agriculture, Environment, and 
Investment Advisory Committee recommend that the General Manager of 
Planning and Development forward Development Application 7922-0111-00, as 
presented in the staff report dated August 25, 2022 with the Committee's 
comments, to Council. 

 Carried 
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OCP Amendment 22-0111-00
Figure 3, 42, 43, 51 and 67

From "Agricultural" to "Industrial".
Add Industrial designation. 
Remove Agricultural designation. 
Move ALR boundary east of subject site.

APPENDIX V.
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OCP Amendment 22-0111-00
Figure 69: 
Farming Protection Development Permit Area

Move ALR Boundary east 
of the subject site.
Move Farming Protection Area east.

APPENDIX VI.




