
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7913-0047-00 
 

Planning Report Date: November 25, 2013 

 

PROPOSAL: 

• OCP amendment from Industrial to Commercial 
• Rezoning from IL to CD (based on C-8) 
• Development Permit 

 

in order to permit the development of a 5-building 
retail commercial project. 

LOCATION: 12829 - 80 Avenue 
8020 - 128 Street 
 

OWNER: Muric Enterprises Ltd. 
 

ZONING: IL 

OCP DESIGNATION: Industrial 

LAP DESIGNATION: High Impact Industrial 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for: 

o OCP Amendment; and 
o  Rezoning. 

 
• Approval to draft Development Permit. 

 
• Pass a resolution to adopt the Central Newton Cultural Commercial District Guidelines, 

including the funding formula for off-site boulevard improvements. 
 

• Pass a resolution to refer the application to Metro Vancouver to amend Metro Vancouver’s 
Regional Growth Strategy Land Use designation from "Industrial" to "Mixed Employment" for 
the subject site. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• The applicant is proposing an OCP Amendment from "Industrial" to "Commercial" and to 

amend the Newton Local Area Plan (LAP) from "High Impact Industrial" to "Commercial". 
 

 
RATIONALE OF RECOMMENDATION 
 
• The proposed development is in accordance with the proposal to develop a cultural 

commercial node located at the intersection of 80 Avenue and 128 Street, as outlined in the 
July 9, 2012 Corporate Report (No. R157) regarding the establishment of the Central Newton 
Cultural Commercial District (CNCCD). 
 

• The proposal complies with the design guidelines for the CNCCD.  The proposal enhances the 
aesthetics of the area, creates a sense of place and improves the pedestrian experience of the 
area.   

 
• The development of a unique commercial district in the central Newton area adds to the 

diversity of retail experience in the City and acts as a retail draw for surrounding areas with 
economic benefits to the City. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to amend the OCP by redesignating the subject site in 

Development Application No. 7913-0047-00 from "Industrial" to "Commercial" and a date 
for Public Hearing be set. 

 
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 879 of the Local Government Act. 

 
3. a By-law be introduced to rezone the subject site in Development Application No. 

7913-0047-00 from "Light Impact Industrial Zone (IL)" (By-law No. 12000) to 
"Comprehensive Development Zone (CD)" (By-law No. 12000) and a date be set for Public 
Hearing.  

 
4. Council authorize staff to draft Development Permit No. 7913-0047-00, including a 

comprehensive sign design package, generally in accordance with the attached drawings 
(Appendix II). 

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

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

 
(b) submission of a subdivision layout to the satisfaction of the Approving Officer; 
 
(c) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(d) submission of a landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(e) demolition of existing buildings and structures to the satisfaction of the Planning 

and Development Department;  
 
(f) 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; 

 
(g) discharge of the Section 219 Restrictive Covenant (PB009690) limiting use on the 

site to "a metal machining fabrication plant and office"; 
 
(h) discharge of the Section 219 Restrictive Covenant (BP009686) restricting access to 

80 Avenue from the existing driveway on the parcel at 8020 – 128 Street;  
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(i) execution of the "Corridor License Agreement" with BC Hydro to allow for the 
lease of a portion of the adjacent BC Hydro railway right-of-way for parking and 
landscaping purposes;  

 
(j) resolution of outstanding urban design issues; and 
 
(k) acceptance by Metro Vancouver of the proposed amendment of Metro Vancouver’s 

Regional Growth Strategy Land Use Classification from "Industrial" to "Mixed 
Employment" for the subject site. 

 
6.  Council pass a resolution to adopt the Central Newton Cultural Commercial District 

Guidelines, including the funding formula for off-site boulevard improvements as outlined 
in the Guidelines.  

 
7. Council pass a resolution to authorize referral of the application to Metro Vancouver  to 

amend Metro Vancouver’s Regional Growth Strategy Land Use Classification from 
"Industrial" to "Mixed Employment" for the subject site. 

 
8. Council pass a resolution to amend the Newton LAP to redesignate the subject site from 

"High Impact Industrial" to "Commercial" when the project is considered for final 
adoption. 

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

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

Ministry of Environment 
(MOE): 
 

MOE has no objections to the proposal.  The applicant was issued a 
Certificate of Compliance on May 12, 2011 for the site.  The 
Certificate of Compliance is valid for the proposed development. 
 

Surrey Fire Department: No concerns. 
 

B.C. Hydro: 
 

BC Hydro has no objections to the proposed development.  The 
applicant is leasing a portion of the BC Hydro lands adjacent to the 
site for parking and landscaping purposes.   
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SITE CHARACTERISTICS 
 
Existing Land Use:  Industrial business. 
 
Adjacent Area: 
 

Direction Existing Use OCP/LAP Designation Existing Zone 
 

North and East 
(Across BC Hydro 
rail line): 

Industrial/commercial site, 
under application no. 
7911-0313-00 for rezoning/OCP 
amendment to full commercial 
uses. 

Industrial/ High Impact 
Industrial 

CD By-law Nos. 
15344 & 16768 

South (Across 80 
Avenue): 

Industrial/commercial site. Industrial/ High Impact 
Industrial 

IB 

West (Across 128 
Street): 

Industrial sites, under 
application no. 7906-0121-00 for 
rezoning/OCP amendment to 
full commercial uses. 

Industrial/ General 
Industrial 

IL and L.U.C. No. 
150 

 
 
JUSTIFICATION FOR PLAN AMENDMENT 
 
OCP and Newton LAP Amendment 
 
• The applicant is proposing to amend the OCP from "Industrial" to "Commercial" and the 

Newton LAP from "High Impact Industrial" to "Commercial". 
 

• The proposed OCP and LAP amendments are in accordance with the proposal to develop a 
cultural commercial node located at the intersection of 80 Avenue and 128 Street, as outlined 
in the July 9, 2012 Corporate Report (No. R157) regarding the establishment of the Central 
Newton Cultural Commercial District (CNCCD) (Appendix  VI). 
 

Metro Vancouver Regional Growth Strategy Amendment 
 
• The subject site is designated "Industrial" in Metro Vancouver’s Regional Growth Strategy 

(RGS).  To accommodate the proposed OCP Amendment and rezoning, the subject site needs 
to be redesignated from "Industrial" to "Mixed Employment" in Metro Vancouver’s RGS 
(Appendix X).   
 

• The proposed amendment is a Type 3 minor amendment to the Metro Vancouver RGS.  If 
authorized by Council, staff will refer the application to Metro Vancouver after Third Reading 
where it will be reviewed and voted on by the Metro Vancouver Board.  There is no public 
hearing and the application needs a simple majority (50% plus 1) to be approved. 
 

• Two other properties, within the proposed CNCCD, the Payal and York Business Centres, are 
already designated "Mixed Employment" in the RGS. 
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DEVELOPMENT CONSIDERATIONS 
 
Background 
 
• The subject site consists of 2 parcels located at 8020 – 128 Street and 12829 - 80 Avenue.  The 

parcels are zoned IL.  The subject site is 1.48 hectares (3.66 acres) in size. 
 

• The subject site is bordered on all 4 sides by a mixture of commercial and industrial uses, all 
of which are in the proposed CNCCD.  The sites to the north, east and west are currently 
under similar applications (OCP amendment to "Commercial" and rezoning to full 
commercial uses), but are pre-Council. 
 

• The subject site contains a number of existing buildings and structures, which will be required 
to be demolished as a condition of rezoning approval.  
 

Proposal 
 
• The applicant is proposing: 

 
o an OCP amendment from "Industrial" to "Commercial"; 

 
o a rezoning from IL to CD (based on C-8); 

 
o a development permit to allow 5 commercial buildings with a total floor area of 

9,206 sq.m. (99,090 sq.ft.); and 
 

o a lot consolidation of the 2 parcels.   
 
Central Newton Cultural Commercial District Guidelines and Boulevard Improvement Funding 
Formula 
 
• On July 9, 2012, Council authorized staff to proceed with establishing the CNCCD (Corporate 

Report No. R157, attached as Appendix V).  Staff have conducted several meetings with area 
stakeholders and have developed guidelines for the proposed commercial district 
(Appendix VI).   
 

• The CNCCD guidelines define the study area, provide guidance on site design and character, 
and outline improvement requirements for the off-site street boulevard area as well as a 
funding formula for this work. 

 
• The proposed off-site boulevard improvements include relocation of sidewalk, new strip of 

planting and street trees, and new pedestrian lighting (Appendix VI).  The estimated value of 
off-site boulevard improvements along 128 Street and 80 Avenue is approximately $1.2M .  
 

• It is proposed that the developed sites (Payal Business Centre and York Business Centre) will 
be responsible for the off-site boulevard improvements in the CNCCD.  The rationale for this 
arrangement is that the two developed sites had substantial cost savings on Development Cost 
Charges when the buildings were constructed under industrial rates. 
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• The proposed funding formula is for Payal Business Centre and York Business Centre to share 

the approximately $1.2M off-site boulevard improvement cost on a per acre basis.  Payal 
Business Centre is 18.4 acres in area and York Business Centre is 9.0 acres.  Therefore Payal 
Business Centre would be responsible for contributing 67% of the cost and York Business 
Centre is responsible for the remaining 33% of the cost. 
  

Proposed CD Zone 
 
• The applicant is proposing a CD Zone based on the "Community Commercial Zone (C-8)".  

The following is a table outlining the differences between the C-8 Zone and the proposed CD 
Zone:  

  
  C-8 Zone Proposed CD Zone 
Permitted 
Uses 

Retail stores are permitted. 
Eating establishments are permitted. 
 

Retail stores are permitted, but are limited 
to a maximum individual floor area of 370 
sq.m. (4,000 sq.ft.). 
Eating establishments are permitted, but are 
limited to a maximum individual floor area 
of 150 sq.m. (1,600 sq.ft.). 

Building 
Height 

12.0 metres (40 ft.) 14.0 metres (46 ft.) 

Minimum 
Setbacks  

All setbacks – 7.5 metres (25 ft.) South yard – 3.0 metres (10 ft.) 
West yard – 3.4 metres (11 ft.) 
East yard – 0.0 metres 

 
• The proposed CD zone limits the size of retail stores and eating establishments to ensure the 

proposal meets the parking requirements. 
 

• The applicant is proposing a building height of 12.5 metres (41 feet).  The proposed CD By-law 
allows for a building height of 14.0 metres (46 feet) to allow for any grading or height issues 
that may arise during construction.  The site is surrounded on all sides by road or railway so 
the potential increase in building height will not impact any neighbouring properties. 
 

• The proposed setback reductions reflect the goal of bringing the buildings closer to the street 
to enhance the streetscape in the CNCCD.  In addition, the triangular geometry of the site is 
more challenging for building siting and parking layout, and the proposed reductions allow 
for a more efficient use of this triangular site. 

 
Watercourses 
 
• There are 2 Class C watercourses in the BC Hydro railway property adjacent to the subject site.  

The applicant’s registered professional biologist visited the site and confirmed these 
watercourses as Class C watercourses.  No setbacks are required for Class C watercourses and 
therefore these watercourses do not impact the proposed redevelopment of the subject site.  
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DESIGN PROPOSAL AND REVIEW 
 
Access, Pedestrian Circulation and Parking 
 
• The applicant is proposing 2 vehicular accesses to the site.  The access on 128 Street will be a 

right-in/right-out and left-in access.  The access on 80 Avenue will be right-in/right-out only. 
 
• The existing Section 219 Restrictive Covenant (BP009686) restricting access to 80 Avenue 

from the existing driveway on the parcel at 8020 – 128 Street can be discharged as the parcels 
are being consolidated and that driveway is proposed to be removed. 

 
• The applicant is proposing pedestrian connections between the proposed street-oriented 

buildings and the sidewalks along 80 Avenue and 128 Street, and also between the various 
buildings on the site.  
 

• A total of 220 parking spaces are required for the proposed development.  The applicant is 
proposing to provide 222 parking spaces.  The applicant is proposing to limit the maximum 
floor area of retail units to 370 sq.m. (4,000 sq.ft.) and eating establishments to 150 sq.m. 
(1,600 sq.ft.) to aid the proposal in meeting the parking requirements. 

 
Site and Building Design 
 
• The applicant is proposing 2 two-storey buildings with office on the second floor and retail on 

the ground floor.  The other 3 proposed buildings are one-storey retail buildings.  The total 
floor area proposed is 9,206 sq.m. (99,090 sq.ft.). 
 

• The site design reflects an effort to place more buildings along the street frontage (as opposed 
to the interior of the site), reducing the amount of parking visible from the street and 
providing an attractive interface with the public realm.     

 
• The large corner building (Building 2) will have 2 internal breeze-ways that connect the front 

of the buildings to the parking area in the interior of the site.  Building 2 is also proposed to 
have a very large glazed area at the corner, which will strongly enhance the streetscape at the 
intersection of 80 Avenue and 128 Street, in accordance with the CNCCD design guidelines.  

 
• The 5 buildings are proposed to be tilt-up concrete buildings.  The proposed finishing 

materials include significant amounts of glazing, cedar plank siding, stone veneer, and glass 
spandrel panels.  Metal window canopies, steel and glass weather canopies, articulation, 
vertical differentiation between the individual units, and large dramatic roof canopies 
enhance the building design.   

 
• The applicant is proposing a lively colour scheme in keeping with the CNCCD design 

guidelines, which will help to provide this area with a unique identity.  Proposed exterior 
colours include light blue, yellow, pink and orange. 
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Signage 
 
• The applicant is proposing to locate 1 free-standing signs on the property, along 128 Street.  

The sign is proposed to be 6.1 metres (20 feet) in height.  The sign is proposed to contain 
stone veneer, stained cedar block, a tenant signage area and a decorative steel I-beam.  The 
materials proposed complement the materials proposed for the buildings. 
  

• The applicant is proposing illuminated channel letter fascia signs for the buildings.  The fascia 
signage is proposed to be 0.6 metres (2 feet) in height.   High quality logo or channel letter 
signage is permitted on the second floor as per the CNCCD design guidelines. 

 
Landscaping and Lighting 
 
• The applicant is proposing hard and soft landscaping elements along the 128 Street and 80 

Avenue streetscape.  Deciduous trees, landscape beds, decorative lighting, benches, and  
special paving will provide an attractive interface with the public realm. 

 
• The main drive aisle through the site is proposed to incorporate coloured, patterned paving, 

in accordance with the CNCCD design guidelines.  A gabion wall landscape feature is 
proposed for the north end of the site.  The applicant is also proposing various trees and shrub 
planting throughout the site.   

 
• Two garbage enclosures are proposed in the parking area.  The materials used will be in 

keeping with the character of the proposed buildings. 
 
• The applicant is proposing Lumec Urbanscape light fixtures along the street frontages, within 

the site.  These lights contain LED lights that can be switched to multiple colors.  These 
pedestrian scale lights will animate the streetscape and will help provide the area with a 
unique character.  It is proposed that the same lights will be used on the other sites within the 
CNCCD along 80 Avenue and 128 Street. 

 
 
TREES 
 
• An arborist report was prepared for the site.  The arborist report states that there are a total of 

12 trees on the site.  The applicant is proposing to remove all of the trees because they’re poor 
quality species or conflict with proposed construction.   
 

• The following is a table providing the breakdown by tree species:  
 

Tree Species Total no. of mature 
trees (on-site) 

Total proposed for 
retention (on-site) 

Total proposed for 
removal (on-site) 

Alder 5 0 5 
Birch 3 0 3 
Cottonwood 2 0 2 
Western Hemlock 1 0 1 
Douglas Fir 1 0 1 
Total 12 0 12 

 
• The applicant is required to plant 17 replacement trees and the applicant is proposing to plant 

137 replacement trees.   
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ADVISORY DESIGN PANEL 
 
This application was referred to the Advisory Design Panel (ADP) on September 26, 2013 
(Appendix VII).   The ADP comments and suggestions have either been satisfactorily addressed or 
will be addressed before final adoption. 
 
 
PRE-NOTIFICATION 
 
Pre-notification letters were sent on September 18, 2013 and staff received 2 letters.  The letter 
writers do not support the proposed rezoning from industrial to commercial uses and express 
concerns that there is already enough commercial development in the area within the York and 
Payal Business Centres. 
 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
November 19, 2013.  The table below summarizes the applicable development features of the proposal 
based on the seven (7) criteria listed in the Surrey Sustainable Development Checklist.   
 

Sustainability 
Criteria  

Sustainable Development Features Summary 

1.  Site Context & 
Location  

(A1-A2) 

• The subject site is in an urban infill area. 
• The development is consistent with the proposed CNCCD guidelines. 

2.  Density & Diversity  
(B1-B7) 

• n/a 

3.  Ecology & 
Stewardship  

(C1-C4) 

• The applicant is proposing to utilize dry swales, absorbent soils 
greater than 30 cm (1 foot) in depth, roof downspout disconnection, 
and on-site infiltration trenches or sub-surface chambers. 

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

• There are pedestrian walkways on site and many connections with 
City sidewalks.  Pedestrian-specific lighting and covered outdoor 
waiting areas will be provided.  Bike racks will also be provided. 

5.  Accessibility & 
Safety  

(E1-E3) 

• CPTED principles are incorporated in the landscaping design.  All the 
units are accessible. 

6.  Green Certification  
(F1) 

• n/a 

7.  Education & 
Awareness  

(G1-G4) 

• The typical pre-notification and development proposal signage 
process was followed. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Project Data Sheets 
Appendix II. Proposed Sign By-law Variances Tables 
Appendix III. Site Plan, Building Elevations, Landscape Plans and Renderings 
Appendix IV. Engineering Summary 
Appendix V. July 9, 2012 Corporate Report No. R157 "Establishment of a Central Newton 

Cultural Commercial District" 
Appendix VI. Central Newton Cultural Commercial District Guidelines 
Appendix VII. ADP Comments and Applicant’s Response 
Appendix VIII. OCP Redesignation Map 
Appendix IX. Proposed CD By-law 
Appendix X. Metro Vancouver Regional Land Use Designation Map 
 
 

original signed by Nicholas Lai 
 
 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
KB/da 
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APPENDIX I 
 

Information for City Clerk 
 
Legal Description and Owners of all lots that form part of the application: 
 
1.  (a) Agent: Name: Oleg Verbenkov 

Pacific Land Resource Group Inc. 
Address: #101, 7485 - 130 Street  
 Surrey, BC  V3W 1H8 
   
Tel: 604-501-1624 
  

 
2.  Properties involved in the Application 
 

(a) Civic Address: 12829 - 80 Avenue 
8020 - 128 Street 
 

 
(b) Civic Address: 12829 - 80 Avenue 
 Owner: Muric Enterprises Ltd. 
 PID: 000-665-151 
 Parcel "C" (692019E) Lot 2 Except: Parcel "B" (Reference Plan 13512), South West Quarter 

Section 29 Township 2 New Westminster District Plan 3270 
 
 
(c) Civic Address: 8020 - 128 Street 
 Owner: Muric Enterprises Ltd. 
 PID: 001-547-887 
 Parcel "B" (Reference Plan 13512) Of Lot 2 Except: Part Dedicated Road On Plan LMP42363 

South West Quarter Section 29 Township 2 New Westminster District Plan 3270 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to amend the Official Community Plan to redesignate the property 
from "Industrial" to "Commercial". 

 
(b) Introduce a By-law to rezone the property. 
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DEVELOPMENT DATA SHEET 
 

 Proposed Zoning:  CD (based on C-8) 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total  14,848 sq.m. 
  Road Widening area  1,097 sq.m. 
  Undevelopable area   
 Net Total  13,751 sq.m. 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 50% 34% 
 Paved & Hard Surfaced Areas   
 Total Site Coverage   
   
SETBACKS ( in metres)   
 South Yard 3m  3m  
 West Yard 3.4m 3.4m 
 East Yard 0m 0m 
   
   
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 14m 12.5m 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total   
   
FLOOR AREA:  Residential   
   
FLOOR AREA: Commercial   
 Retail  4,991 sq.m. 
 Office  4,510 sq.m. 
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Institutional   
   
TOTAL BUILDING FLOOR AREA  9,501 sq.m. 
* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 



Page 3 

\\file-server1\net-data\csdc\generate\areaprod\save\26991392056.doc 
DRV 11/21/13 11:39 AM 

Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross)   
 # of units/ha /# units/acre (net)   
 FAR (gross)   
 FAR (net) 0.80 0.69 
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial 220 222 
 Industrial    
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed   
 Residential Visitors   
   
 Institutional   
   
 Total Number of Parking Spaces 220 222 
   
 Number of disabled stalls 2 4 
 Number of small cars    
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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Appendix II 

PROPOSED SIGN BY-LAW VARIANCES  
 
# Proposed Variances Sign By-law Requirement 

 
Rationale 
 

1 To allow for fascia signs on 
the second floor of the 
buildings. 
 
 
 

A maximum of 1 fascia sign 
per lot frontage on the second 
floor for the largest second 
floor tenant. 

The CNCCD allows 
additional signage on the 
second floor. 

2 To allow more than 2 fascia 
signs per premises. 
 
 
 
 
 
 

A maximum of 2 fascia signs 
are permitted for each 
premises. 

Some premises have 3 
elevations and thus can have 
more than 2 signs.  Some 
premises may have a long 
facade and thus may desire 
more than 1 sign along that 
façade. 
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Visually scaling the down the length
of the buildings with vertical
aarticulation by stepping down the
roof forms and articulating the facade

FORM & CHARACTER DEVELOPMENT

Locating higher building forms along
street and corners.

Designing ancillary or secondary
buildings to the same architectural lev el
of form and character as the principal
buildings.

Locating the buildings along the street to
create a retail walking environments
along the public streets.

Providing continuous, architecturally integrated
weather protection over public interfaces including
sidewalks, public open spaces, along building
frontages and at building entrances. materials such as
glass and metals are to be considered.

USING CONTEMPORARY ARCHITECTURE

Character should be simple, contemporary high
quality building, with colour and decoration added

Increase the use of
colour and new materials to enhance vibrancy

Building should engage streets/drive aisles with
active facades, and be brought closer to the
street

Use architectural features (i.e. canopies, glazing) to
celebrate different uses

Add specialty character features on columns

Improve pedestrian amenity with upgraded weather
protection

To use individually
illuminated channel type
letters including
internally illuminated or
back-lighted solid letters
which are supported and
not exceeding 18" in
height

Allow second floor fascia signage
Allow projection signs
Do not allow signage to fully cover windows
Do not allow banners as permanent business
signage
Encourage lighted signs

Featured decorative pavers on
selected areas

GOAL: TO CREATE AN INVITING COMMERCIAL CENTRE
WITH CULTURAL AMENITIES AND A UNIQUE CHARACTER
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sunnountedbyastaioedwoodeflblod!Mdmetalsigo>MIIklenofythecomplexnameMdaddress.. 

IntflMI Streets and Entries 

The main Internal stuet meaoders ttl sSow traffic and lncorpofates coklred. patterned ~for 
' pedHtrl.an drtulation along one sid! and at In!:~ ~ AowMrlg trees a'ld shrub bed C)!antlngs are 
\.~r.tothem.w~roadw"'feclgHto~awd~Siteas~la~~ 
'\~ts. 

'lnt~ ~ay:sareeovlsionedfts.afe,(jl.jel.5efi"I1XJblit~ Operl519ht-lloesontherwdw~ 
' 5ite~bog. iiOd ·evesonthestreet"fromthe~homes,....,lproYicleasafesettingfor 
\. casoa.l,paved(l0yaaivloesandgeneraf~use. 

\. Pedestriarl walkways .ve paY«! w'lth colored, unit PitYef"5 wf1h smal feature 
' plantingbeds~pede:stri¥1scafeandlf1Cefest. 

\ Crime Prevention Through Environmental Design (CPT£0): 
CPTEO pfind ptes art: lncorp<H"11ted Into In the landscape design 
lnduding: 

\ 
• Lowe" tnnches at trees ltetJt up above eve 

""' • Site bglluog and open Slght-ines fCK 

~npathways 

•Qs:leo$1gtht·line$1ntothemafn~l 

"""" • Open $191"rt·l1nes and lighting between 
partongilndthelotltlyentrancesforol'fk:e ..... 

' • AIIp;rilngandpedestr\alnareasMewel•t 

\
wittlst:rHtllghtlngandwalligllts~ 
CIIOI'Igllllbulktingfa.:g 

• Qwa<M of ~ffnarl roadways~ 
•t",:eSonthestrffl"""th....,ndows. 
~CJndeooies~SCJfe 
~~to public areas. 

NOTES· 

, ..... 119-CU..~ 
IUCHIIOONO. IIftmS>Iecu-,.. 

.....,.~~ 

t~~~ .. ,~~ISI 
lnl~ .... c;e. 

PROPOSED COMMERCIAL 
DEVELOPMENT 
8020-128 STREET,1282t-80 AVENUE 
& 12865-80 AVENUE, SURREY. B.C. 

0112880 8C LTD. 

SUBMISSION TO 
ADVISORY DESIGN PANEL 

AOP MEETING 26th SEPT., 2(113 
7913-0047..(1(1 

~~.-=r~~u~"" 
~~::~- .... 

£ . --
PEDESTRIAN 
&VEHICULAR 
CIRCULATION LAYOUT 

A-004 C 



T:\SUR-009_GURDEV SANDHU\DRAWINGS\CURRENT\A-201_BLDG-1 & BLDG-4.dwg

CA-201

PLANS & ELEVATIONS
BUILDING 1

NOTES:

              1205-4871 SHELL ROAD
         RICHMOND, BRITISH COLUMBIA

CANADA  V6X 3Z6
T (604)284-5194  F (604)284-5131

info@dfarchitecture.ca

PROPOSED COMMERCIAL
DEVELOPMENT
8020-128 STREET, 12829-80 AVENUE
& 12865-80 AVENUE, SURREY. B.C.

0712680 BC LTD.

SUBMISSION TO
ADVISORY DESIGN PANEL

ADP MEETING 26th SEPT., 2013
7913-0047-00

SCHEDULE OF MATERIALS/ FINISHES

TILT-UP STRUCTURAL CONC. WALL1

2

4

KAYCAN SHERWOOD SIDING 

3

SCHEDULE OF COLOR

A - BENJAMIN MOORE   2055-50 FAIRY TALE BLUE

B - BENJAMIN MOORE   2018-40 NACHO CHEESE

C - BENJAMIN MOORE  2003-40 TRUE PINK

D - BENJAMIN MOORE  2000-30 RED TULIP

E - BENJAMIN MOORE  2014-30 TANGY ORANGE

F - BENJAMIN MOORE  2132-50 PILGRIM HAZE

G - METAL WOOD II 651 CHERRY

H - DOUBLE COAT CEDAR STAIN

5

6

7

STONE VENEER CLADDING
PROFIT ALPINE LEDGESTONE
BLACK RUNDLE

PAINTED WOOD FASCIA

METAL WINDOW CANOPY

STEEL AND GLASS CANOPY

DOUBLE GLAZED STOREFRONT WINDOW

FEATURE WALL LIGHTING8

AMSTRONG WOODWORKS METAL GRILLE9

COPING10

PILKINGTON PLANAR SYTEM CURTAIN WALL
WITH PILKINGTON 19MM HIGH EFFICIENCY
OTIFLOAT GLAZING

11

1/16" = 1'-0"

2
A-201

BUILDING 1 - EAST ELEVATION
1/16" = 1'-0"

3
A-201

BUILDING 1 - SOUTH ELEVATION

1/16" = 1'-0"

4
A-201

BUILDING 1 - WEST ELEVATION
1/16" = 1'-0"

5
A-201

BUILDING 1 - NORTH ELEVATION
1/16" = 1'-0"

1
A-201

BUILDING 1 - PLAN



ARCADE ARCADE

A
R

C
A

D
E

ELEV

MECH.
RM.

ELEELEV

LINE OF WALL ABOVE

LI
N

E
 O

F 
W

A
LL

 A
B

O
V

E

1

40'-0"

2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18

A

B

C

D

E

F

G

H

J

K

M

17'-6" 12'-8" 17'-6" 19'-8" 18'-6" 17'-6" 17'-6" 17'-6" 17'-6" 17'-6" 17'-6" 17'-6" 17'-6" 26'-7 1/2"

32
'-2

 1
/2

"
17

'-6
"

17
'-6

"
17

'-6
"

17
'-6

"
17

'-6
"

19
'-8

"
12

'-8
"

62
'-0

"

23
1'

-6
"

351'-7"

17
'-6

"

17'-6"19'-8"

L

19

22'-0"

4'-0" 28'-0" 12'-2" 17'-10" 10'-0"

4'
-0

"
21

'-1
"

11
'-0

"
21

'-1
"

4'
-1

0"
10

'-0
"

1/16" = 1'-0"

1
A-202

BLDG. 2  LEVEL 1 PLAN

T:\SUR-009_GURDEV SANDHU\DRAWINGS\CURRENT\A-202 & A-203_ BLDG 2 PLANS.dwg

CA-202

LEVEL 1  FLOOR PLAN
BUILDING 2 

NOTES:

              1205-4871 SHELL ROAD
         RICHMOND, BRITISH COLUMBIA

CANADA  V6X 3Z6
T (604)284-5194  F (604)284-5131

info@dfarchitecture.ca

PROPOSED COMMERCIAL
DEVELOPMENT
8020-128 STREET, 12829-80 AVENUE
& 12865-80 AVENUE, SURREY. B.C.

0712680 BC LTD.

AR UR E
inc.

CH I T CTE

SUBMISSION TO
ADVISORY DESIGN PANEL

ADP MEETING 26th SEPT., 2013
7913-0047-00



T:\SUR-009_GURDEV SANDHU\DRAWINGS\CURRENT\A-204_BLDG-2 ELEV.dwg

CA - 204

ELEVATIONS
BUILDING 2

SUBMISSION TO
ADVISORY DESIGN PANEL

ADP MEETING 26th SEPT., 2013
7913-0047-00

SCHEDULE OF MATERIALS/ FINISHES

TILT-UP STRUCTURAL CONC. WALL1

2

4

KAYCAN SHERWOOD SIDING 

3

SCHEDULE OF COLOR

A - BENJAMIN MOORE   2055-50 FAIRY TALE BLUE

B - BENJAMIN MOORE   2018-40 NACHO CHEESE

C - BENJAMIN MOORE  2003-40 TRUE PINK

D - BENJAMIN MOORE  2000-30 RED TULIP

E - BENJAMIN MOORE  2014-30 TANGY ORANGE

F - BENJAMIN MOORE  2132-50 PILGRIM HAZE

G - METAL WOOD II 651 CHERRY

H - DOUBLE COAT CEDAR STAIN

5

6

7

STONE VENEER CLADDING
PROFIT ALPINE LEDGESTONE
BLACK RUNDLE

PAINTED WOOD FASCIA

METAL WINDOW CANOPY

STEEL AND GLASS CANOPY

DOUBLE GLAZED STOREFRONT WINDOW

FEATURE WALL LIGHTING8

AMSTRONG WOODWORKS METAL GRILLE9

COPING10

PILKINGTON PLANAR SYTEM CURTAIN WALL
WITH PILKINGTON 19MM HIGH EFFICIENCY
OTIFLOAT GLAZING

11

NOTES:

              1205-4871 SHELL ROAD
         RICHMOND, BRITISH COLUMBIA

CANADA  V6X 3Z6
T (604)284-5194  F (604)284-5131

info@dfarchitecture.ca

PROPOSED COMMERCIAL
DEVELOPMENT
8020-128 STREET, 12829-80 AVENUE
& 12865-80 AVENUE, SURREY. B.C.

0712680 BC LTD.

1/16" = 1'-0"

4
A-204

EAST SIDE ELEVATION

1/16" = 1'-0"

3
A-204

WEST SIDE ELEVATION

1/16" = 1'-0"

2
A-204

NORTH SIDE ELEVATION

1/16" = 1'-0"

1
A-204

SOUTH SIDE ELEVATION



NOTES:

              1205-4871 SHELL ROAD
         RICHMOND, BRITISH COLUMBIA

CANADA  V6X 3Z6
T (604)284-5194  F (604)284-5131

info@dfarchitecture.ca

PROPOSED COMMERCIAL
DEVELOPMENT
8020-128 STREET, 12829-80 AVENUE
& 12865-80 AVENUE, SURREY. B.C.

0712680 BC LTD.

T:\SUR-009_GURDEV SANDHU\DRAWINGS\CURRENT\A-205_BLDG-3.dwg

CA-205

PLANS & ELEVATIONS
BUILDING - 3

SCHEDULE OF MATERIALS/ FINISHES

TILT-UP STRUCTURAL CONC. WALL1

2

4

KAYCAN SHERWOOD SIDING 

3

SCHEDULE OF COLOR

A - BENJAMIN MOORE   2055-50 FAIRY TALE BLUE

B - BENJAMIN MOORE   2018-40 NACHO CHEESE

C - BENJAMIN MOORE  2003-40 TRUE PINK

D - BENJAMIN MOORE  2000-30 RED TULIP

E - BENJAMIN MOORE  2014-30 TANGY ORANGE

F - BENJAMIN MOORE  2132-50 PILGRIM HAZE

G - METAL WOOD II 651 CHERRY

H - DOUBLE COAT CEDAR STAIN

5

6

7

STONE VENEER CLADDING
PROFIT ALPINE LEDGESTONE
BLACK RUNDLE

PAINTED WOOD FASCIA

METAL WINDOW CANOPY

STEEL AND GLASS CANOPY

DOUBLE GLAZED STOREFRONT WINDOW

FEATURE WALL LIGHTING8

AMSTRONG WOODWORKS METAL GRILLE9

COPING10

PILKINGTON PLANAR SYTEM CURTAIN WALL
WITH PILKINGTON 19MM HIGH EFFICIENCY
OTIFLOAT GLAZING

11

1/16" = 1'-0"

3
A-205

SOUTH SIDE ELEVATION

1/16" = 1'-0"

4
A-205

WEST SIDE ELEVATION

1/16" = 1'-0"

5
A-205

NORTH SIDE ELEVATION

1/16" = 1'-0"

6
A-205

EAST SIDE ELEVATION
1/16" = 1'-0"

1
A-205

BUILDING 3 - FIRST FLOOR PLAN
1/16" = 1'-0"

2
A-205

BUILDING 3 - SECOND FLOOR PLAN

SUBMISSION TO
ADVISORY DESIGN PANEL

ADP MEETING 26th SEPT., 2013
7913-0047-00



(17.00'')

(0.00'')

(22.00'')

8 6/F5/F5/F 77 7 32/H 1/A1/A

(17.00'')

(0.00'')

(22.00'')

1/A 2/H5/F 74/H8 6/F

(17.00'')

(0.00'')

(22.00'')

32/H 81/A5/F 5/F4/H 4/H 1/A7
1 2 3 4 5

A

B

C

D

F

E

1 2 3 4 5 6

A

B

C

D

E

F

(17.00'')

(0.00'')

(22.00'')

38 5/F71/E 1/E2/H 4/H 4/H 4/H1/E

(17.00'')

(0.00'')

(22.00'')

8 6/F5/F5/F 77 7 32/H 1/A1/A

(17.00'')

(0.00'')

(22.00'')

5/F 78 6/F 1/E 1/E2/H 4/H 2/H

T:\SUR-009_GURDEV SANDHU\DRAWINGS\CURRENT\A-206_BLDG 5 & BLDG 6.dwg

CA-206

PLANS & ELEVATIONS
BUILDING 5 & 6

NOTES:

              1205-4871 SHELL ROAD
         RICHMOND, BRITISH COLUMBIA

CANADA  V6X 3Z6
T (604)284-5194  F (604)284-5131

info@dfarchitecture.ca

PROPOSED COMMERCIAL
DEVELOPMENT
8020-128 STREET, 12829-80 AVENUE
& 12865-80 AVENUE, SURREY. B.C.

0712680 BC LTD.

AR UR E
inc.

CH I T CTE

1/16" = 1'-0"

1
A-206

BUILDING 4 - PLAN

1/16" = 1'-0"

2
A-206

BUILDING 5 - WEST ELEVATION
1/16" = 1'-0"

3
A-206

BUILDING 5 - SOUTH ELEVATION

1/16" = 1'-0"

4
A-206

BUILDING 5 - EAST ELEVATION

SUBMISSION TO
ADVISORY DESIGN PANEL

ADP MEETING 26th SEPT., 2013
7913-0047-00

SCHEDULE OF MATERIALS/ FINISHES

TILT-UP STRUCTURAL CONC. WALL1

2

4

KAYCAN SHERWOOD SIDING 

3

SCHEDULE OF COLOR

A - BENJAMIN MOORE   2055-50 FAIRY TALE BLUE
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ktSURREY 
• the future lives here. 

INTER-OFFICE MEMO 

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

FROM: Development Services Manager, Engineering Department 

DATE: November 19,2013 PROJECT FILE: 

RE: Engineering Requirements (Commercial/Industrial) 
Location: 8o2o - 128 Street & 8o2o - 128 Street 

OCP AMENDMENT 

There are no engineering requirements relative to the OCP Amendment. 

REZONE/CONSOLIDATION 

Property and Right-of-Way Requirements 
• dedicate various widths from 2.100 metres to 3·455 metres fronting 128 Street for a 3o.oo 

metre arterial standard. 
• dedicate various widths from 1.500 metres to 4·942 metres fronting Bo Avenue for a 3o.oo 

metre arterial standard. 
• provide 0.5 metre SRWs fronting uB Street and Bo Avenue. 
• provide 5.om x 5.om corner cut at the intersection of uB Street and Bo Avenue. 

Works and Services 
• construct beautification elements within boulevards fronting 128 Street and 8o Avenue. 
• construct a 12.0 metre Bus bay on uB Street. 
• provide a southbound turning lane on 128 Street. 
• Register Stormwater Servicing and Access restriction Restrictive Covenants. 

A Servicing Agreement is required prior to Rezone/Consolidation. 

DEVELOPMENT PERMIT 

Th~re a en ineering requirements relative to issuance of the Development Permit. 

_,.,_.,/ 

R mi Dube, P.Eng. .... 
J Development Services Manager 

LR 

NOTE: Detailed Land Development Engineering Review available on file 
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Text Box
Appendix IV



 
CORPORATE REPORT  

 
 
 
 NO:  R157 COUNCIL DATE:  July 9, 2012
 
 

REGULAR COUNCIL 
 
TO: Mayor & Council DATE: July 9, 2012 
 
FROM: General Manager, Planning and Development FILE: 6520-20 (Central Newton 

Cultural Commercial District) 
 

SUBJECT: Establishment of a Central Newton Cultural Commercial District 
 

 
RECOMMENDATION 
 
The Planning and Development Department recommends that Council: 
 
1. Receive this report as information; 

 
2. Approve the initiation by staff of a planning process to establish a Central Newton Cultural 

Commercial District (CNCCD) that will includes the following: 
 

(a) An Official Community Plan re-designation from "Industrial" to "Commercial" of the area 
that is outlined on the map, which is attached as Appendix I to this report; 
 

(b) The development of design guidelines to ensure that appropriate cultural elements are 
incorporated into the design and development of sites in the CNCCD with a view to 
elevating the overall design and architectural quality of the area; 
 

(c) The possible establishment of a Business Improvement Area (BIA) for the new commercial 
district to support its on-going vibrancy; 
 

(d) The introduction of a Neighbourhood Concept Plan-type amenity contribution scheme to 
fund enhancements to the public realm in the CNCCD, which would include enhanced 
streetscapes, improved pedestrian connectivity and other public amenities; and 
 

(e) A public consultation process regarding the above-listed matters; and 
 

3. Authorize the City Clerk to bring forward for the required readings an amending 
by-law to Surrey Zoning Bylaw, 1993, No. 12000 to introduce a new "Business Park 3 
(IB-3) Zone" as generally described in this report, which will support and regulate 
future business park development in the City. 
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INTENT 
 
The purpose of this report is to discuss the potential for expansion of commercial uses in the 
Newton industrial area and to obtain approval to undertake a process to create a Central Newton 
Cultural Commercial District ("CNCCD") and to introduce a new Business Park 3 (IB-3) Zone. 
 
BACKGROUND 
 
Application No. 7906-0121-00 (Punjab Cloth House) 
 
At its Regular Council Land Use meeting on April 12, 2010, Council considered Development 
Application No. 7906-0121-00 related to the redevelopment of the property located at the 
northwest corner of 80 Avenue and 128 Street.  The development application included an Official 
Community Plan ("OCP") amendment from the "Industrial" designation to the "Commercial" 
designation and a rezoning, land use contract discharge, and development permit to allow the 
construction of four commercial/retail buildings including a banquet hall (see Appendix II). 
 
After considering the application Council authorized staff to prepare terms of reference for 
undertaking a planning study of the area along 128 Street both north and south of 80 Avenue with 
a focus on defining a new CNCCD and including a fulsome public consultation process.  Council 
deferred further consideration of Development Application No. 7906-0121-00 and any other 
commercial/retail-related applications in the study area pending completion of the planning 
study. 
 
Emerging Commercial/Retail Businesses on 128 Street 
 
In 2003, Council adopted a policy, City Policy No. O-47 (copy attached as Appendix III), to 
address the ongoing pressure to rezone "Industrial-designated" lands in the vicinity of 128 Street 
and 84 Avenue for commercial uses.  The Policy stipulated that the City would not support 
rezoning, including rezoning to Comprehensive Development (CD) Zones, for the purpose of 
allowing commercial uses in this area.  Despite this Policy the number of commercial and retail 
businesses on 128 Street in the vicinity of 80 Avenue has continued to grow since 2003. 
 
Lands on both sides of 128 Street, between 76 Avenue and 88 Avenue, are designated "Industrial" 
in the OCP and "General Industrial" in the Newton Local Area Plan.  Many properties in this area 
are zoned "Business Park (IB) Zone" or "Comprehensive Development (CD) Zone", based on either 
the IB Zone or the "Light Impact Industry (IL) Zone".  On a number of these properties, 
commercial businesses have evolved even though the lands were intended to be developed as 
industrial and business park sites.  The largest concentration of commercial businesses is in the 
immediate area of the intersection of 128 Street and 80 Avenue. 
 
Upon examining the zones and land uses of these sites, two factors appear to have contributed to 
the large number of commercial businesses in the area; these being: 
 
• the "accessory retail sales" use that is permitted in the IB Zone; and 
• the provision for "retail commercial" uses in some of the Comprehensive Development Zones 

that apply to lots in the area. 
 
The IB Zone allows for accessory retail sales as long as the products being sold are manufactured 
or warehoused on the lot and the area used for retail uses is less than the area used for 
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manufacturing or warehousing uses on the same lot.  This provision can be confusing to business 
owners and is very difficult for City staff to enforce.  Some CD-zoned sites in this area allow some 
retail uses provided that they are limited to a small percentage of the total floor area on the site.  
It is difficult for business owners (existing or prospective) to know whether the maximum area for 
retail uses has been reached, especially on strata-titled sites where there is no overall coordinated 
management of the site.  Maintaining an accurate record of such business licenses is also 
challenging for City staff. 
 
When retail commercial businesses become a significant component of a site, other commercial-
oriented businesses are attracted to the area.  Medical offices, beauty salons, travel agencies, 
eating establishments, and other types of service uses, while not strictly retail in nature, change 
the character of a development.  This change can be so significant that the site no longer supports 
industrial activities, functioning instead as a commercial shopping and service centre.  This has 
happened on some of the sites that front on 128 Street both north and south of 80 Avenue. 
 
DISCUSSION 
 
The expansion of commercial uses within the 128 Street industrial area is challenging in four 
specific areas as follows: 
 
• Traffic and parking management; 
• Building design and site aesthetics; 
• Economic fairness; and 
• Administrative challenges. 
 
Each of these areas is discussed in more detail in the following sections of this report. 
 
Traffic and Parking Management 
 
Commercial development typically generates approximately four times the vehicular traffic of the 
same area of industrial development.  As a result, the Surrey Zoning By-law, 1993, No. 12000 
requires more parking spaces for commercial uses than for industrial uses.  Parking deficiencies 
typically occur when a site that was been developed to industrial standards becomes occupied by 
commercial uses.  Access requirements may also be different for commercial uses in comparison 
to industrial uses based on the higher traffic volumes generated by commercial uses. 
 
Design and Appearance of Commercial-Oriented Developments on 128 Street 
 
The lands fronting on 128 Street to the north and south of 80 Avenue are designated for industrial 
uses.  As such, industrial design standards have been applied to those developments that have 
been completed in the area.  The existing buildings have an industrial character with limited 
articulation, limited decorative features and minimal architectural detailing.  They also have 
limited landscaping and extensive signage.  In general, there are few sidewalks and minimal 
formal pedestrian connections. 
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Economic Comparison of Industrial Development and Commercial Development 
 
Land Value and Lease Rates 
 
"Industrial"-designated land is typically less expensive to purchase than "Commercial"-designated 
land.  A considerable lift in value has occurred for those properties fronting 128 Street in the 
vicinity of 80 Avenue that have been developed with commercial uses.  The estimated value for 
raw industrial land on 128 Street in Newton is $25 per square foot while the estimated value of 
commercial land in the same area is approximately $50 per square foot.  The lease rates for 
commercial tenancies are significantly higher than for industrial tenancies.  The commercial lease 
rates on 128 Street are comparable to the commercial lease rates being achieved for properties on 
Scott Road and on King George Boulevard in the Newton Town Centre. 
 
Development Cost Charges (DCCs) 
 
The DCC rates for industrial development are significantly lower than the rates for commercial 
development.  For example, the DCC charges for a 2.5 acre site with a two-storey, 60,000 square 
foot building would be: 
 
• For industrial development = $208,300 
• For commercial development = $444,000 
 
Since the land in the vicinity of 128 Street and 80 Avenue is designated for industrial development 
and zoned primarily for industrial uses.  The developers of buildings in the area have been paying 
DCCs at the industrial rate even though some of the developments in the area are largely 
commercial retail in nature.  This has created an unequal playing field in relation to other 
commercial development in Newton. 

 
Complex Business Licence Administration 
 
The Business Park (IB) Zone and some of the Comprehensive Development (CD) Zones that are in 
place on 128 Street both north and south of 80 Avenue are challenging to administer.  In some 
cases, business licences must be classified and tracked on a strata-unit and strata-unit basis 
within a development by floor area to ensure that commercial uses do not exceed specific floor 
area caps that are contained within the Zoning of the site.  When commercial and service uses are 
inter-mixed with industrial uses it becomes problematic for City staff to administer and for 
current and prospective owners/tenants to understand. 
 
Further complicating the administration of business licences is the number of businesses that 
have been established that are either operating without a business licence or are operating 
contrary to the business license that was issued by the City for the specific site or unit.  Such 
businesses are in majority retail or commercial in nature, which is adding to the commercial 
character of the area. 
 
Optional Approaches for Addressing the Current Issues 
 
Two options have been studied and evaluated in relation to resolving the above-discussed issues.  
These options are discussed in the following sections. 
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Option 1:  Maintain and Enforce the Current Zoning 
 
Under this option staff would undertake active enforcement of the existing zoning regulations 
applicable to the sites in the subject area and not support any further rezoning in the area that 
would allow for expanded commercial uses. 
 
Pros: 
 
• Current policies and zoning regulations would not need to be adjusted. 
 
Cons: 
 
• By-law enforcement will continue to be challenging due to the complexities related to the 

current zones that are in place in the area and will be very time-consuming for staff; 
• The City would continue to experience pressure from developers and land owners to allow 

more commercial uses in the area in consideration of the success of the current uses in 
satisfying a cultural market niche; and 

• The aesthetics of the developments in the subject area in relation to both building and site 
design would not improve. 

 
Option 2:  Develop a Commercial Precinct 
 
Under this option, the City would redesignate a defined area along 128 Street for retail-
commercial development by way of an OCP re-designation, which would allow for the rezoning of 
the lots in the area to permit commercial uses.  Such rezoning would be considered on the basis 
of some conditions that would need to be satisfied by the respective land owners/developers.  The 
area would be enhanced and promoted as a unique cultural destination.  Commercial uses on 
"Industrial"-designated lands outside of the defined precinct would not be supported. 
 
Pros: 
 
• A "levelling of the playing field" would result by way of the conditions that would need to be 

satisfied by the commercial-use developers in the area through the commercial rezoning 
process that would include paying commercial DCC rates similar to other parts of the City; 

• An opportunity would exist to create a vibrant cultural commercial area to the benefit of the 
Newton area and the City as a whole; 

• The conditions that would need to be satisfied in relation to the commercial-use rezoning 
process would include aesthetic considerations such as building design and landscaping that 
would be enhance the area, create a sense of place and improve the pedestrian experience of 
the area; 

• Transportation infrastructure including both access and parking would be provided to the 
commercial developments in a manner that would support the reasonable operation of the 
area; and 

• Industrial lands in Newton outside of the defined precinct would be guarded against further 
commercial intrusion. 
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Cons: 
 
• The City would experience some loss of its industrial land base but this loss would be 

mitigated by the fact that it would be replaced with commercial uses that also generate jobs in 
the local economy. 

• The lands redesignated for commercial uses would need to be carefully buffered from adjacent 
industrial uses so as to minimize potential nuisance due to adjacency. 

 
Result of Evaluation of Options: 
 
Based on the above evaluation, staff holds the view that Option 2 "Develop a Commercial 
Precinct" will yield the best results for the City over time and therefore it is the recommended 
approach. 
 
Proposed Boundary of the Commercial Precinct 
 
Based on a study the properties in the subject area of 128 Street in relation to where commercial 
uses would be best integrated, staff has concluded that the area illustrated in Appendix I would be 
an appropriate area for a the commercial precinct, i.e., the Central Newton Cultural Commercial 
District. 
 
The proposed precinct is centered on the intersection of 128 Street and 80 Avenue and has an area 
of approximately 16 hectares (40 acres).  It is composed of three major "anchor" sites, the existing 
Payal Centre to the northeast of this intersection, the York Centre at the southeast corner of the 
intersection and the site on which the Punjab Cloth House development is located in the 
northwest corner of the intersection.  The properties in the immediate northeast corner of 
128 Street and 80 Avenue currently do not contain commercial development; however, under the 
approach that is recommended in this report they could be converted to commercial uses in the 
future. 
 
Subject to Council approval of the recommendations of this report, a more detailed study of the 
area will be undertaken to establish the range of permitted commercial uses, the road and 
pedestrian improvements that are necessary, the design guidelines to which new development in 
the area would be subject, the enhancements that would be necessary to existing developments 
that would be necessary to ensure that they had the right "commercial fit" and "place-making" 
elements to promote the area as a ethnic commercial destination. 
 
A public consultation process would be initiated to seek input on these items. 
 
Study to Confirm Commercial Use Potential 
 
GP Rollo & Associates, a land economics consultant, was retained to assess the merits of creating 
the CNCCD.  The consultant was asked to study and comment on the following: 
 
• The potential for more commercial development oriented towards the South Asian 

community along 128 Street; 
• The impacts on the Newton Town Centre and Scott Road areas of additional South-Asian-

oriented commercial development along 128 Street; and 
• The advantages and disadvantages of expanding commercial businesses along 128 Street, in 

consideration of the City's Industrial Land Strategy. 



- 7 - 
 
 
 
The consultant found that South Asian and Fijian households support a large amount of 
commercial business, located in both traditional commercial areas and more specialized areas 
such as the 128 Street corridor in Newton.  The success of existing retail and service businesses in 
the study area attests to the strength of this demand.  It also speaks to the desire of the South 
Asian and Fijian communities to shop in a commercial area catering specifically to their needs. 
 
The consultant further stated that expanding commercial development on 128 Street would allow 
the City to develop an iconic destination commercial area with minimal impact on other 
commercial centres.  The consultant concluded that there is enough demand for additional 
businesses in the study area to accommodate up to 12 hectares (30 acres) of commercial 
development or more over the next 15 years.  According to the consultant, employment and 
spin-off benefits that would result from developing a commercial destination in this location will 
be greater than the employment and benefits from industrial uses in the same area. 
 
Proposed IB-3 Zone 
 
Staff has concluded that it is important to take measures to address the issue of commercial-use 
encroachment into industrial areas in the City.  As discussed earlier in this report, the existing 
Business Park (IB) Zone allows for retail sales provided that the products being retailed from the 
lot are manufactured or warehoused on the same lot.  This provision in the IB Zone, along with 
other permitted uses in the IB Zone, such as medical offices, beauty salons, travel agencies and 
eating establishments, detract from the underlying industrial intention of the IB Zone.  Staff has 
been utilizing CD Zones in place of the IB Zone for many new developments due to concerns with 
the lots that are zoned as IB being used primarily for commercial uses, which was not the 
intention for the Zone.  The CD Zones are based on the IB Zone but exclude accessory retail uses 
and limit eating establishments. 
 
In view of the administrative complexities associated with the IB Zone and to eliminate the need 
to develop individual CD Zones to address the issues, staff are of the view that a new IB-3 Zone 
should be established. 
 
The proposed IB-3 Zone should reflect the following: 
 
• "Retail commercial" uses would not be permitted but "wholesale uses" would be permitted.  A 

definition of "wholesale" would need to be defined in the Zoning By-law; 
• "Professional office" uses (i.e., accountants, doctors, dentists, lawyers, advertising, real estate, 

advertising) would not be permitted as these are more appropriately located in commercial  
and town centre areas; 

• "Eating establishments" would be limited to coffee shops with a maximum of 35 seats.  Larger 
eating establishments (such as banquet halls) are more suitable to commercial areas.  In 
addition, the design of industrial buildings is compromised if large restaurants/banquet halls 
are incorporated, due to the height requirements of the eating establishment.  Further, the 
parking requirement for eating establishments is substantially greater than typical industrial 
uses; and 

• "Personal service" uses would not be permitted as these are more appropriately located in 
commercial areas. 
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CONCLUSION 
 
Based on the above discussion it is recommended that Council: 
 
• Approve the initiation by staff of a planning process to establish a Central Newton Cultural 

Commercial District (CNCCD) that will includes the following: 
 

- An Official Community Plan re-designation from "Industrial" to "Commercial" of the area 
that is outlined on the map, which is attached as Appendix I to this report; 

 
- The development of design guidelines to ensure that appropriate cultural elements are 

incorporated into the design and development of sites in the CNCCD with a view to 
elevating the overall design and architectural quality of the area; 

 
- The possible establishment of a Business Improvement Area (BIA) for the new commercial 

district to support its on-going vibrancy; 
 

- The introduction of a Neighbourhood Concept Plan-type amenity contribution scheme to 
fund enhancements to the public realm in the CNCCD, which would include enhanced 
streetscapes, improved pedestrian connectivity and other public amenities; and 

 
- A public consultation process regarding the above-listed matters; and 
 

• Authorize the City Clerk to bring forward for the required readings an amending 
by-law to Surrey Zoning Bylaw, 1993, No. 12000 to introduce a new "Business Park 3 
(IB-3) Zone" as generally described in this report, which will support and regulate 
future business park development in the City. 

 
 
 
Original signed by 
Jean Lamontagne 
General Manager, 
Planning and Development 
 
 
MJ:saw 
Attachments: 
Appendix I Proposed Central Newton Cultural Commercial District 
Appendix II Property which is the Subject of Development Application No. 7906-0121-00 
Appendix III City Policy No. O-43 
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Appendix II 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7906-0121-00 
Planning Report Date:  April 12, 2010 

PROPOSAL:  

• OCP Amendment from Industrial to 
Commercial 

• Land Use Contract discharge (LUC 150) 
• Rezoning from CD (By-law No. 14640) and 

IL to CD (based on IB and C-8 Zones) 
• Development Permit 

in order to allow expansion of an existing industrial 
development by adding retail commercial and 
banquet hall uses, in addition to upper storey office 
and warehouse space.  

 

LOCATION: 12725/43 - 80 Avenue and 8053/63 - 
128 Street 

OWNER: Vancouver Punjab Cloth House Inc. 
and 591430 BC Ltd. 

ZONING: CD (By-law No. 14640) and IL and 
LUC 150 

OCP DESIGNATION: Industrial 

LAP DESIGNATION: General Industrial 

  
 

 
 



• CITY POLICY No. 0-47 

SURREY 
CI1Y OF PARKS 

REFERENCE: 

REGULAR COUNCIL MINUTES 

APPROVED BY: CITY COUNCIL 

DATE: 03 FEB 2003 (RES.R03-209) 

HISTORY: 20 OCT 2000 (RES.R00-2575) 
13 JULY 1998 (RES.R98-2129) 

TITLE: REZONING OF INDUSTRIAL DESIGNATED LANDS IN THE 
VICINITY OF 84 A VENUE AND 128 STREET 

Purpose 

The purpose of this policy is to restrict any further rezoning, including rezoning to 
Comprehensive Development Zone (CD) to permit commercial uses on lands located in 
the vicinity of 84 Avenue and 128 Street which are designated "Industrial" in the Official 
Community Plan and thereby to protect these lands for industrial uses. 

Policy 

As of the date of adoption of this policy, Council will not consider any further 
applications for rezoning to any commercial, retail and ancillary retail zone or 
Comprehensive Development Zone (CD) of lands located in the vicinity of the 84 A venue 
and 128 Street intersection as outlined on the attached location map which is designated 
in the Official Community Plan for Industrial use. 

Amended October 30, 2000 

Removal 
The property located at 12905 - 80- A venue is removed from policy. 

* This policy is subject to any specific provisions of the Local Government Act. or other relevant legislation or Union 
agreement. 

h:lj>oocy'<>-47.doc 
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REZONING OF INDUSTRIAL DESIGN A TED LANDS 
IN THE VICINITY OF 84 A VENUE AND 128 STREET 
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Central Newton Cultural Commercial District   
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The Central Newton Cultural Commercial District (CNCCD) is located at the intersecƟon of 80 Avenue 
and 128 Street, as shown below. 

LOCATION OF CENTRAL NEWTON CULTURAL COMMERCIAL 
DISTRICT  
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LOCATION OF CENTRAL NEWTON CULTURAL COMMERCIAL 
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 Provide a stormwater management strategy for 

the site at the early design stages.  

Avoid unwatched backwater areas in site plan‐

ning. Provide surveillance cameras if required. 

Locate parking vents away from public views and 

incorporated into the building or landscaping. 

Create  a  safe  and  accessible  public  realm  that 
incorporates CPTED principles. 

Consider universal access to facilitate access for 
physically/visually/disabled throughout the site 
including open spaces. 

Grading 

Establish the site grading at the early stages of 

design.  

The setback areas along the streets should follow 

the sidewalk grades.  

Ensure a gradual transiƟon and so that retaining 

walls are avoided. 

Site Circulation 

Connect to the public road, lane and sidewalk 

system to enhance connecƟvity for all travel 

modes including vehicles, cyclists and pedestri‐

ans.  

Provide direct, funcƟonal and safe pedestrian 

pathway system through parking areas such as 

between building entrances, parked cars and 

connecƟng to sidewalks of the abuƫng streets.  

Incorporate a hierarchy of primary and second‐

ary pathway systems.  

SITE DESIGN 
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 Site Circulation (conƟnued) 

Provide a minimum of 3.0 m sidewalk 

along primary pedestrian pathway at 

building frontages of to allow for tree 

clearances to weather protecƟon over‐

hangs.  

Secondary pathways should provide 1.8 m 
min unobstructed widths to accommo‐
date equipment use such as wheelchairs 
and strollers used by disabled persons and 
designed with consideraƟon for use by 
visually impaired persons. 

Locate convenient universal access to 
buildings from the parking with curb let‐
downs or other features.  

Extend contrasƟng, durable concrete side‐
walk paving treatment where pathways 
extend through the parking area.  

Provide a physical linkage to transit sta‐
Ɵons and stops.  

Provide bicycle parking faciliƟes at grade 
close to main entrances with weather pro‐
tecƟon. 

Incorporate beauƟficaƟon and amenity 
features along pedestrian pathway sys‐
tems such as disƟnct durable paving, spe‐
cial landscaping with trees, furnishings 
such as benches, and overhead weather 
protecƟon.  

SITE DESIGN 
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Site Circulation (conƟnued) 

Vehicular CirculaƟon 

Provide a primary driving route through the site: 

 with landscaped boulevards and sidewalks, 

 with specialty paving, 

 with character lane signage to mimic a 
public lane 

 lined up with driveway on adjacent sites 
where possible.  

 

Provide joint or shared driveway and ramp ac‐
cess between adjacent developments. 

Provide a vehicular connecƟon between adjacent 
surface parking on neighbouring sites.  

Locate driveways for parking off minor streets or 
lanes rather than streets to retain a safe, walka‐
ble streetscape. 

Reduce conflicts between heavy vehicles and 
traffic from visitors and employees. 

Locate parking away from street frontages or at 
street corners. 

Divide large surface parking areas into smaller 
secƟons defined by a building or a driveway with 
a sidewalk in landscaped islands on each side.  

Locate wheelchair accessible parking spaces 
close to main building entrances and addressing 
access to the sidewalk with curb let‐downs or 
other feature. 

Locate loading areas away from the public views 
and public realm interfaces. 

SITE DESIGN 
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Public Realm and Street Interface 

Provide a setback along the streets to in‐
corporate specialty lighƟng, an inner row 
of trees in planƟng beds with walk‐
throughs and furnishings. 

Provide in‐ground planƟng along the 
street edges and avoiding planter walls 
and steps.  

Furnishings along the streets should be 
consistent and in character with the area 
for exisƟng and new development sites.  

 

 

 

 

 

LighƟng along the streets should be con‐
sistent and in character with the area 
along exisƟng and new development sites.  

Fencing or gaƟng along the perimeter of 
the site is not encouraged.  

 

 

 

SITE DESIGN 
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Locate parking vents away from public 
views and incorporated into the building 
or landscaping. 

For exisƟng kiosks, vinyl graphic wrap and 
landscape screening should be provided. 

Where garbage cannot be located under‐
ground, locaƟng garbage enclosures away 
from the visible public realm and fully en‐
closed within a secure structure.  

Designing garbage enclosures to be coor‐
dinated with the overall design of the de‐
velopment using the same high quality 
durable materials and with secure gates 
and a roof. 

Site Signage 

Provide signage/wayfinding concept plan 
for overall site orientaƟon. Include con‐
cept for site access points.  

A consistent design for monument signs 
should be provided on each site in key lo‐
caƟons. 

Site Furnishings 

Site furnishings to include benches, 
waste receptacles and bike racks to 
match the overall character of the 
development and other site fea‐
tures such as signage and garbage 
enclosures. 

Site Lighting 

Providing a hierarchy of different 
lighƟng types with a coordinated 
appearance such as lower scale pe‐
destrian pathways, parking spaces, 
drive aisles, building and site en‐
trances to larger scale parking lot 
lighƟng. 

Balance the need for energy effi‐
ciency and avoid over lighƟng. 

Using down‐lighƟng and avoid over‐
spill to any adjacent residenƟal are‐
as.  

Coordinate the locaƟon of lighƟng 
with other landscape elements such 
as trees. 

Locate lighƟng to assist visual sur‐
veillance including site security such 
as cameras.  

Site Services 

Locate electrical kiosks and gas me‐
ters away from the visible public 
realm and screening. 

SITE DESIGN 
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above grade.  

Providing mix of #1, #2 and #5 pot size 
shrubs within islands in addiƟon to 
trees with some evergreen or other 
plant material for year round interest. 

LocaƟng trees no closer than 2 m from 
face of building, building foundaƟon or 
retaining wall. Using only small growing 
species within 3 m, medium growing 
species within 4 m and where large 
growing trees are proposed, locaƟng no 
less than 4 m from the face of building, 
building foundaƟon or retaining wall. 

Using landscaping to screen blank walls. 

Using landscaping and landscape mate‐
rials to conform to the latest version of 
the BCSLA/BCLNA “BC Landscape Stand‐
ard”. 

Landscaping 

Provide a tree retenƟon plan and ar‐
borist report. 

Providing a minimum 6 m specialty 
paved area at each driveway entrance 
where visible from the public realm 
using durable materials such as 
stamped concrete or pavers in charac‐
ter with the area. 

Providing curbed landscaped islands 
throughout the parking area to define 
parking clusters, visually break up and 
screen the scale of the parking area, 
to highlight pedestrian routes, provide 
trees for shading. 

Providing at least 1.5 m radius for tree 
root balls in islands. Where a 1.5 m 
radius cannot be provided the mini‐
mum landscape strip width should not 
be less than 1 m for protecƟon from 
vehicles with structural soil surround‐
ing the tree under paving. 

IncorporaƟng design features to avoid 
damage to landscape and tree trunks 
from vehicles. 

Maximizing tree spacing appropriate 
to the mature size of the tree species 
with at least one tree in each island. 

Using single stem, deciduous shade 
trees, 5 cm calliper or larger with can‐
opies that begin no less that 2 m 

SITE DESIGN 
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paƟble plaza acƟviƟes such as skate‐
boarders. Placement of planters, non‐
moveable seaƟng and handrails should 
further encourage easy wheelchair and 
pedestrian access, and seek to discour‐
age the use of skateboards. 

Public Open Space 

(Refer also to City of Surrey Placemak‐
ing and Public Space Guidelines.) 

Provide publically accessible open 
space(s) on the site. 

Locate in a sunny locaƟon, visible to 
the street with a seamless connecƟon 
within the guardianship of ground floor 
commercial or residenƟal guardians. 

Provide a variety of program and max‐
imize seaƟng opportuniƟes. 

Enhance the open space with night 
Ɵme lighƟng in character with the 
overall architectural design. 

A plaza which is furnished with a varie‐
ty of amenity features encourages gen‐
eral public usage and creates a sense 
of liveliness and excitement. Art work 
should provide a focal point for the 
plaza or become an integral compo‐
nent of the overall design of the plaza. 
Bike racks and waste receptacles are 
pracƟcal, essenƟal ameniƟes. 

Open spaces should also take ad‐
vantage of distant views to the moun‐
tains, Mount Baker, Fraser River and 
other landmarks. 

SelecƟon of surface materials should 
result in easy access for the elderly and 
disabled, and also discourage incom‐

SITE DESIGN 
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Building Form and Layout 

ConƟnue the predominant building form 
in the area as simplified industrial forms 
but emphasize individual, verƟcal expres‐
sion reflecƟng ‘small shop’ frontages.  

Height could be a maximum of 4 storeys 
or 16m height.  

Locate buildings along the street to create 
a retail walking environments along the 
public streets. 

Create building forms along the streets to 
create a strong street enclosure parƟcu‐
larly at corners. 

Locate higher building forms along streets 
and at corners.  

Visually scale down the length of the 
buildings with verƟcal arƟculaƟon by step‐
ping down the roof forms and arƟculaƟng 
the façade. 

Any ancillary or secondary buildings 

should be designed to the same architec‐

tural level as the principal buildings. 

 

BUILDING FORM, CHARACTER AND MATERIALS 
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Building Ground Plane Interface 

Step the ground floor levels to match ad‐
jacent sidewalk grades on sloping sites. 

Maximize the number of individual en‐
trances from the street and public areas 
to create the image of small shop frontag‐
es.  

Locate acƟve uses facing streets and non‐
acƟve uses away from the streets to avoid 
blank walls facing the public realm. 

Set main building entrances at the side‐
walk grade without the need for transi‐
Ɵons such as steps or ramps. Steps and 
ramps can be incorporated inside the 
main entrance lobby.  

Incorporate lighƟng on the building to en‐
hance entrances, adjacent streets and 
public spaces for pedestrians.  

Provide conƟnuous, architecturally inte‐
grated weather protecƟon over public in‐
terfaces including sidewalks, public open 
spaces, along building frontages and at 
building entrances. Material such as glass 
and metal should be considered. 

Provide deeper weather protecƟon adja‐
cent to transit stops and main building en‐
trances. 

Emphasize main entrances to second floor 
uses such as banquet halls with canopies 
and lighƟng features.  

BUILDING FORM, CHARACTER AND MATERIALS 
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Architectural Character and  

Materials 

Character should read as simple, contem‐
porary, high quality building and material‐
ity as the backdrop with colour and deco‐
raƟon added.  

Use durable materials which address 
weathering and maintenance issues. 

Work with the material to enhance the 
architectural concept such as concrete re‐
veals, textures and variaƟons. 

Express the different funcƟons of the 
building such as entrances as disƟnct 
forms by varying the parapet heights and 
stepping forms. 

Engage the second floor to pedestrians by 
having acƟve uses visible such as windows 
at restaurant seaƟng, commercial displays 
and opening doors with balcony railings. 

Create the image of narrow individual 
buildings by differenƟaƟng with colours. 

BUILDING FORM, CHARACTER AND MATERIALS 
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Architectural Character and  

Materials (conƟnued) 

Enhance the character of simplified indus‐
trial type buildings by adding decoraƟon 
to the facades and emphasizing individu‐
ality.  

Garage door storefronts are encouraged. 

Design fully developed street‐facing fa‐
cades on corner sites.  

Use materials such as extensive use of 
glass (transparent and spandrel) which 
offset the solid nature of the buildings.  

Express verƟcal circulaƟon such as stairs 
and atria as an architectural element. 

Design any visible side walls with visual 
interest by using such features as texture, 
colours, graphics, wall art and lighƟng. 

Consolidate roof mechanical units into ar‐
eas and screening from views.  

Treat roof mechanical for acousƟcs where 
located adjacent to residenƟal uses.  

The building design should embrace sus‐
tainable design principles to promote en‐
vironmentally sensiƟve soluƟons including 
passive solar, (re‐)use of materials.  

BUILDING FORM, CHARACTER AND MATERIALS 
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Building Signage 

Individually illuminated channel type 
leƩers including internally illuminated or 
back‐lighted solid leƩers are supported 
and should not exceed 60 cm. (2 feet) in 
height. 

FiguraƟve graphics are encouraged and 
are effecƟve means of communicaƟng 
with the passersby. 

Blade signs are encouraged. 

The minimum verƟcal clearance for sign‐
age (and canopies) should be 2.5m. 

High quality logo signage or channel 
leƩering can be considered on the 2nd 
floor fascia.  

 

BUILDING FORM, CHARACTER AND MATERIALS 
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City Boulevard Improvements 

The proposed off‐site boulevard improve‐
ments include relocaƟon of sidewalk, new 
strip of planƟng and street trees, and new 
pedestrian lighƟng.  The esƟmated value 
of off‐site boulevard improvements along 
128 Street and 80 Avenue is approximate‐
ly $1.2M (2013 esƟmate).  

 

Payal Business Centre and York Business 
Centre will be required to contribute to 
the off‐site boulevard improvements in 
the CNCCD when the sites are rezoned to 
commercial. 

 

The funding formula is for Payal Business 
Centre and York Business Centre to share 
the off‐site boulevard improvement cost 
on a per acre basis.  Payal Business Centre 
is 18.4 acres in area and York Business 
Centre is 9.0 acres.  Therefore Payal Busi‐
ness Centre would be responsible for con‐
tribuƟng 67% of the cost and York Busi‐
ness Centre is responsible for the remain‐
ing 33% of the cost. 

 

 

 

  

OFF-SITE BOULEVARD IMPROVEMENTS & FUNDING FORMULA 

Payal 

York 



 

The off‐site boulevard improvements are proposed along 128 Street and 80 Avenue, as 
shown below. 

LOCATION OF OFF-SITE BOULEVARD IMPROVEMENTS 
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Advisory Design Panel 
Minutes 

PRC1 
City Hall 
14245 - 56 Avenue 
Surrey, B.C. 
THURSDAY,  SEPTEMBER 26, 2013 
Time: 4:00 pm 

 
Present: 

Chair - L. Mickelson 
 
Panel Members: 
J. Makepeace 
T. Bunting 
S. Vincent 
N. Baldwin 
M. Searle 
E. Mashig 

Guests: 

Sylvan Boulanger, Boldwing Continuum 
Architects Inc. 

Meredith Mitchell, M2 Landscape Architecture 
Ltd. 

Jit Sangha, Realco Holdings Ltd. 
Jason Kopodic, Triton Ventures Corp 
Maciej Dembek, Barnett Dembek Architect Inc. 
Lance Barnett, Barnett Dembek Architect Inc. 
Jesse Arora, DF Architects 
Robert Isaac-Renton, Isaac-Renton Architect Inc. 
Patricia Campbell, PMG Landscape Architects 
Bert Everett, Cherington Intercare Inc. 

Staff Present: 

M. Rondeau,  Acting City Architect - 
Planning & Development 

H. Bello, Senior Planner - Planning & 
Development 
H. Dmytriw, Legislative Services 
 

 
 
ANNOUNCEMENT:  a new member, Erika Mashig, Hapa Collaborative, Landscape Architecture & 
Environmental Design, was introduced.  
 

NEW SUBMISSION 
 

3. 5:45pm 
 
File No.: 7913-0047-00 
New or Resubmit: New 
Last Submission Date: n/a 
Description: Proposed RZ and DP to allow 6 - one and two 

storey commercial buildings including a drive-
through restaurant 

Address: 8020 – 128 St & 12899 – 80 Avenue 
 Central Newton Cultural Commercial District 
Developer: Oleg Verbenkov, Pacific Land Group 
Architect: Jessie Arora, DF Architecture Inc. 
Landscape Architect: Meredith Mitchell, M2 Landscape Architecture 
Planner: Keith Broersma 
Urban Design Planner: Hernan Bello 
 
The Urban Design Planner presented an overview of the proposed project and 
highlighted the following: 

• Newton cultural area design guidelines were reviewed by the Panel 
previously.  

• The proposal generally meets the intent of the policies and staff had no 
specific issues. 
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The Project Architect presented an overview of the site plan, building plans, 
elevations, cross sections, and streetscapes and highlighted the following: 

• The long building form was articulated. Canopies on upper and lower level 
will also provide solar protection.  Glass awnings for character and weather 
protection. Elevation materials are of local material: cedar siding, cedar 
soffits, stone veneer. 

• Setback along streets as double walkway with low plantings, paved areas 
for seating, ornamental lighting. 

• Central drive aisle to be patterned concrete with pedestrian walkway along 
periphery and through building.   

• 2 breezeways are proposed to allow connection from the parking to the 
streets.  

• Tilt-up building to match typology of the area but with character added 
mostly with colour, glass awnings on ground floor, metal awnings on upper 
floor.   

• Sustainable features included LED lighting, pervious materials for 
landscape, storm water management and planting beds between parking, 
high efficiency irrigation system, drought tolerant plantings and native 
plants, low volatile organic compounds (VOCs) products, e.g. carpets, 
operable windows. 

 
The Landscape Architect reviewed the landscape plans and highlighted the 
following: 

• Central spine to be pedestrian friendly and have a colourful paving pattern 
with thermo plastic imprint that glows white.   

• Water feature on south west left corner entry.  Painted metal benches. 
• On back of buildings facing right of way - green wall trellis with random 

geometric pattern.  
 

ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
Proposed RZ and DP to allow 5 - one and two storey commercial buildings 
8020 – 128 St & 12899 – 80 Avenue 
Central Newton Cultural Commercial District 
File No. 7913-0047-00 
 
It was Moved by N. Baldwin 
 Seconded by T. Bunting 
 That the Advisory Design Panel (ADP) 
recommends that the applicant address the following recommendations and  
revise and resubmit to the Planning staff. 

Carried 
 

 



STATEMENT OF REVIEW COMMENTS 
 

General comments 
• Parking on the streets would assist the viability of this shopping area and 

bring pedestrians to the street – suggest staff further investigate allowing 
parking on arterials (could be at non-peak times). 

o Noted 
 

• Package and presentation well done and organized.  
o Noted 

 
 
Site 

• Site planning done well.  
o Noted 

 
• Double sided retail will be a challenge. 

o As per client and marketing team, retail unite opening towards the 
street and parking is more suitable 
 

• Like variety of the facades and the linear landscape, double sidewalks. 
o Noted 

 
• No public open space proposed.  Punctuate linear sidewalk with nodes 

especially at the breezeways, the corner and facing the sun. 
o Noted. As per our discussion with the city we shall be introducing larger 

glass awnings to the breeze way and office entrance lobby. Introduction of 
big square landscape node in front of these entrances to punctuate entrance. 
 

• Add social space; potential for large market or festival space. 
o Noted. Will try and implement this but due to the parking 

constraints might not be possible. 
 

• Caution with internal street – good opportunity for doing it well.  Paving 
pattern proposed won’t stand up. Colour should be embedded in concrete 
pavers, laid out in a pattern that tells a story. Sidewalks lined with trees 
both sides of internal street would be better. 

o Noted. Will be introducing a mixture of asphalt and colored stamped 
concrete along the feature driveway. 
 

• Like idea of repetitive lights along street but keep it consistent as there is 
already a lot going on with building colours.  

o Noted. As discussed with the City we shall be providing 
benches in alternative bays limiting the number to 13 along 128 
St. and 13 along 80 Ave. 
 
 



 
• Caution against too many colours for lighting/furniture. 

o This complex is designed based on the Central Newton Cultural 
District Zoning and the colors are chosen based on these guidelines. 

 
Building Form and Character  

• Corner building needs more thought:  
o Corner flying roof could be more refined.  

 Corner fly roof will be more refined in detail construction / 
Building Permit drawings in consultation with the structural 
consultants. 
 

o Could step back at the ground level to create more open space on the 
corner.  

 Noted 
 

o The arcades on the north and east should be as warm and bright as 
possible. 

 Noted. 
 

o Consider large glazed block carefully, i.e. heat gains and how it looks 
from inside of second floor space. 

 Noted. This curtain wall on the south west corner is a 
combination of clear and spandrel panels and heat gains will 
not be an issue as the units will be air-conditioned and in this 
era curtain walls are very common and designed to deal with 
such heat gains.  
 

 
• Like breezeways and lobby. They are very important to scheme and a 

number of ideas were suggested: 
o More breezeways would be better. 
o Should be more visibly expressed from the street elevations. 
o Should be “exterior” space with gates folding flat in the daytime. 
o Could be wider.  
o Retail fronts facing the breezeways could have windows. 

 As per our discussion with the city we shall be introducing 
larger awing’s to the breeze ways and also introducing metal 
ornate gates and windows in breezeway. 

 
• The colour variety is great and will make this development stand out and 

help reinforce the cultural identity. The colours should be adjusted slightly, 
think about daylight and night colours, might be dark at night. Also how 
the colours will age and be maintained with the pastels. 

o Noted. 
 

• The use of local materials (wood especially) could be more complimentary 
to the tilt-up vocabulary.  



o Noted and specified. 
 

• Elevator lobby to Building 3 shown oriented only to parking.  Consider 
placing on the south side to serve both street and parking, or use Building 
2 elevator and a bridge over driveway to Building 3. 

o Noted. Most of the office users will be using this elevator from the 
parking side and we don’t think there is a requirement to create 
another lobby on 128 St.  

 
 

Landscaping 
• Parking lot could be greener. More and/or bigger trees in parking would be 

welcome. 
o Noted. The landscape design will try and incorporate the same in the 

layout. 
 

 
Sustainability 

• If possible, increase the amount of permeable surfaces on the site, 
particularly in the large parking area. 

o Noted and few intersection pavers will be introduced. 
 

• The awnings/shading over almost all windows is very good except for 
southwest corner unit.  It will be difficult to heat and cool this unit.  
Consider using less glass, or vertical solar shades or something similar. 

o Noted. We will be working on tis in more detail during the building 
permit stage with consultation with the mechanical engineers. 
 

 
CPTED 

• Important how breezeways work in conjunction with elevators. 
o Noted. 

 
• Speeding cars and pedestrian traffic going to drive-thru restaurant - will 

need traffic calming.  
o Noted. The drive-thru restaurant has been eliminated in subsequent 

discussions with the City. Even then we will be taking care of the 
traffic calming by introducing changes in grades to reduce the overall 
speed of vehicles. 
 

 
Accessibility 

• Parking – possibly add one or two more accessible parking spaces. 
o We have introduced 4 Accessible parks as compared to the required 2 

as per Zoning By-laws. 
 

• Power doors at entrances. 



o Noted. The same shall be specified in our design. 
 

• Walkways – materials to be accessible for disabled 
o Noted. 

 
• Walkways – a minimum of 6’ in width. 

o Noted. We have maintained a minimum width of 7’-0” 
 

• Elevator buttons panel horizontal. 
o Noted. 

 
• Call buttons panel horizontal. 

o Noted. 
 

• Washroom wheelchair accessible. 
o Noted. 
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CITY OF SURREY 
 

BYLAW NO.    
 

  A by-law to amend "Surrey Zoning By-law, 1993, No. 12000", as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE CITY COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. "Surrey Zoning By-law, 1993, No. 12000", as amended, is hereby further amended, pursuant 

to the provisions of Section 903 of the Local Government Act, R.S.B.C. 1996 c. 323, as 

amended by changing the classification of the following parcels of land, presently shown 

upon the maps designated as the Zoning Maps and marked as Schedule "A" of "Surrey 

Zoning By-law, 1993, No. 12000", as amended as follows: 

 

 FROM: LIGHT IMPACT INDUSTRIAL ZONE (IL) 
 
 TO:  COMPREHENSIVE DEVELOPMENT ZONE (CD) 
  _____________________________________________________________________________  
 

Parcel Identifier:  000-665-151 
Parcel "C" (692019E) Lot 2 Except: Parcel "B" (Reference Plan 13512), South West Quarter 
Section 29 Township 2 New Westminster District Plan 3270 

 
12829 - 80 Avenue 

 
Parcel Identifier:  001-547-887 

Parcel "B" (Reference Plan 13512) Of Lot 2 Except: Part Dedicated Road On Plan LMP42363 
South West Quarter Section 29 Township 2 New Westminster District Plan 3270 
 

8020 - 128 Street 
 
 

(hereinafter referred to as the "Lands") 
 
 
2. The following regulations shall apply to the Lands: 
 

A. Intent 
 
This Comprehensive Development Zone is intended to accommodate and regulate 
the development of a community shopping centre serving a community of several 
neighbourhoods in accordance with a comprehensive design.   
 
 

B. Permitted Uses 
 

The Lands and structures shall be used for the following uses only, or for a 
combination of such uses: 
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1. Retail stores excluding adult entertainment stores and secondhand stores and 

pawnshop provided that the gross floor area of each individual business does 
not exceed 370 square metres [4,000 sq.ft.]. 

 
2. Personal service uses excluding body rub parlours. 

 
3. General service uses excluding funeral parlours and drive-through banks. 

 
4. Beverage container return centres provided that: 

 
(a) The use is confined to an enclosed building or a part of an enclosed 

building; and 
 

(b) The beverage container return centre does not exceed a gross floor 
area of 418 sq. metres (4,500 sq.ft.). 

 
5. Eating establishments excluding drive-through restaurants provided that 

the gross floor area of each individual business does not exceed 150 square 
metres [1,600 sq.ft.]. 

 
6. Neighbourhood pubs. 

 
7. Liquor store provided that the gross floor area of a liquor store does not 

exceed 370 square metres [4,000 sq.ft.] 
 

8. Office uses excluding social escort services and methadone clinics. 
 

9. Parking facilities. 
 

10.  Automotive service uses of  vehicles  less  than 5,000 kilograms 
[11,023 lbs] G.V.W. 

 
11. Indoor recreational facilities. 

 
12. Entertainment uses excluding arcades and adult entertainment stores. 
 
13. Assembly halls. 
 
14. Community services. 

 
15. Child care centres. 

 
16. One dwelling unit on the Lands provided that the dwelling unit is:  
 

(a) Contained within the principal building; and 
 
(b) Occupied by the owner or the owner's employee, for the 

protection of the businesses permitted on the lot. 
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C. Lot Area 
 

Not applicable to this Zone. 
 
 
D. Density 
 

The floor area ratio shall not exceed 0.80. 
 

 
E. Lot Coverage 
 

The lot coverage shall not exceed 50%. 
 
 
F. Yards and Setbacks 
 

Buildings and structures shall be sited in accordance with the following minimum 
setbacks: 
 

Setback South West East  
 Yard Yard Yard  
Use          
     
Principal Buildings and 
Accessory 

3.0 m.* 3.4 m.* 0.0 m.  

Buildings and Structures [10 ft.] [11 ft.] [0.0 ft.]    
 Measurements to be determined as per Part 1 Definitions of "Surrey Zoning By-law, 1993, 

No. 12000", as amended. 
*Architectural elements, including pilasters, arches and posts are permitted to 
encroach into the required setbacks to a maximum of 0.6 metre [2 ft.]. 

 
G. Height of Buildings 
 
 Measurements to be determined as per Part 1 Definitions of "Surrey Zoning By-law, 

1993, No. 12000", as amended. 
 
 1. Principal buildings: The building height shall not exceed 14 metres [46 

ft.]. 
 
 2. Accessory buildings and structures:  The building height shall not exceed 

4.5 metres [15 ft.]. 
 
 
H. Off-Street Parking 
 

1. Refer to Table C.2 of Part 5 Off-Street Parking and Loading/Unloading of 
"Surrey Zoning By-law, 1993, No. 12000", as amended. 

 
2. Tandem parking may be permitted for company fleet vehicles. 
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I. Landscaping 
 

1. All developed portions of the lot not covered by buildings, structures or 
paved areas shall be landscaped including the retention of mature trees.  
This landscaping shall be maintained. 

 
2.   Along the developed sides of the lot which abut a highway, a continuous   

  landscaping strip of not less than 1.5 metres [1.5 ft.] in width shall be   
  provided within the lot. 

 
3. The boulevard areas of highways abutting a lot shall be seeded or sodded 

with grass on the side of the highway abutting the lot, except at driveways. 
 
4. Open display or storage shall be completely screened to a height of at 

least 2.5 metres [8 ft.]  by  buildings  and/or  solid  decorative  fence  
and/or  substantial landscaping  strips of not less than 1.5 metres [5 ft.] 
in width.   No display or storage of  material shall be piled up to a 
height of 2.5 metres [8 ft.] within 5 metres [16 ft.] of the said screens 
and in no case shall these materials be piled up to the height of more 
than 3.5 metres [11.5 ft.]. 

 
 
J. Special Regulations 

 
 

1. The outdoor storage or display of any goods, materials or supplies is  
specifically prohibited, notwithstanding any other provision in this Zone. 

 
2 .  Child care centres shall be located on the lot such that these centres 

have direct access to an open space and play area within the lot. 
 

3. Land and structures shall be used for the uses permitted in this Zone only  
if such uses do not emit noise in excess of 60 dB measured at any 
point on  any boundary of the lot on which the use is located. 

 
 
K. Subdivision 
 

Lots created through subdivision in this Zone shall conform to the following 
minimum standards: 

 
Lot Size Lot Width Lot Depth 

 
 10,000 sq. m. 
[2.5 acres] 

 
30 metres 
[100 ft.] 

 
 30 metres 
[100 ft.] 

 Dimensions shall be measured in accordance with Section E.21 of Part 4 General 
Provisions of "Surrey Zoning By-law, 1993, No. 12000", as amended. 

 
 
L. Other Regulations 
 
 In addition to all statutes, bylaws, orders, regulations or agreements, the following 

are applicable, however, in the event that there is a conflict with the provisions in 
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this Comprehensive Development Zone and other provisions in Surrey Zoning By-
law, 1993, No. 12000, as amended, the provisions in this Comprehensive 
Development Zone shall take precedence: 

 
 1. Definitions are as set out in Part 1 Definitions of "Surrey Zoning By-law, 

1993, No. 12000", as amended. 
 
 2. Prior to any use, the Lands must be serviced as set out in Part 2 Uses 

Limited, of "Surrey Zoning By-law, 1993, No. 12000", as amended and in 
accordance with the servicing requirements for the C-8 Zone as set forth in 
the "Surrey Subdivision and Development By-law, 1986, No. 8830", as 
amended.  

 
 3. General provisions are as set out in Part 4 General Provisions of "Surrey 

Zoning By-law, 1993, No. 12000", as amended. 
 
 4. Additional off-street parking requirements are as set out in Part 5 

Off-Street Parking and Loading/Unloading of "Surrey Zoning By-law, 1993, 
No. 12000", as amended. 

 
 5. Sign regulations are as set out in "Surrey Sign By-law, 1999, No. 13656", as 

amended. 
 
 6. Special building setbacks are as set out in Part 7 Special Building Setbacks, 

of "Surrey Zoning By-law, 1993, No. 12000", as amended. 
 
 7. Building permits shall be subject to the "Surrey Building Bylaw, 2012, No. 

17850", as amended. 
 
 8. Building permits shall be subject to "Surrey Development Cost Charge 

By-law, 2013, No. 17856", as may be amended or replaced from time to time, 
and the development cost charges shall be based on the C-8 Zone.   

 
 9. Tree regulations are set out in "Surrey Tree Protection By-law, 2006, No. 

16100", as amended. 
 
 
 10. Development permits may be required in accordance with the "Surrey 

Official Community Plan, 1996, By-law No. 12900", as amended. 
 
 11. Provincial licensing of child care centres is regulated by the Community 

Care and Assisted Living Act R.S.B.C. 2002. c. 75, as amended, and the 
Regulations pursuant thereto including without limitation B.C. Reg 
319/89/213. 

 
 12. Provincial licensing of neighbourhood pubs is regulated by the Liquor 

Control and Licensing Act, R.S.B.C. 1996, Chapter 267, as amended. 
 
3. This By-law shall be cited for all purposes as "Surrey Zoning Bylaw, 1993, No. 12000, 

Amendment By-law,           , No.             ." 
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PASSED FIRST READING on the              th day of                        , 20  . 
 
PASSED SECOND READING on the              th day of                        , 20  . 
 
PUBLIC HEARING HELD thereon on the                th day of                             , 20  . 
 
PASSED THIRD READING on the              th day of                        , 20  . 
 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the               th day of                       , 20  . 
 
 
  ______________________________________  MAYOR 
 
 
 
  ______________________________________  CLERK 
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