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REGULAR COUNCIL 

TO: Mayor & Council DATE: May 11, 2006 

FROM: Acting General Manager, Planning and 

Development 

FILE: 6520-20  

(Pacific Highway 

Border Crossing) 

SUBJECT: Market & Land Use Analysis - Pacific Highway Border Crossing  

 

 

RECOMMENDATION 

 

It is recommended that Council receive this report as information. 

 

INTENT 

 

The purpose of this report is to advise Council of the findings of a market and land use 

analysis completed by Coriolis Consulting Corp. ("Coriolis"), for the area in the 

immediate vicinity of the Pacific Highway Border Crossing (the "Border Crossing").  The 

purpose of the analysis was to determine whether there is a need for additional land for 

business, commercial, industrial, governmental and/or other land uses or infrastructure 

within the subject area, to provide for uses which require a location immediately adjacent 

to the Border Crossing. 

 

BACKGROUND 
 

In the past several years, Council has received a number of applications to exclude land 

in the vicinity of the Border Crossing from the Agricultural Land Reserve (the "ALR") to 

permit rezoning for industrial uses.  Appendix II of this report shows the ALR boundary 

and the location of recent applications in the vicinity of the Border Crossing.  All of these 

applications were denied by Council, noting that, while there may be a market for such 

developments, the need for these uses to locate at or near this Border Crossing and the 

need to remove land from the ALR had not been sufficiently demonstrated by the 

applicants.  After considering Official Community Plan Amendment, Rezoning and ALR 

Exclusion applications (No. 7903-0155-00 at 17911 and 17951 – 0 Avenue and 

No. 7903-0194-00 at 410/456 - 176 Street) at the Regular Council - Land Use Meeting on 

September 7, 2004, Council passed the following resolution: 
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"That the City of Surrey undertake a thorough analysis of the 

needs for additional capacity for industrial land uses in this 

quadrant adjacent to the existing industrially zoned lands, and 

report further on the merits of minor exclusions from agricultural 

lands based on land use". 

 

Pursuant to this resolution, staff engaged Coriolis to prepare a market and land use 

analysis of the Border Crossing, with the following objectives: 

 

 To determine whether there is a need to accommodate additional business, 

commercial, industrial, governmental and/or other land uses or infrastructure in the 

immediate vicinity of the Border Crossing; and 

 

 If such needs are determined to exist, to identify the area, suitable location and 

absorption timeframe for each such land use type and any other special considerations 

that should be taken in account in preparing a detailed land use plan for the area. 

 

DISCUSSION 
 

Context 

 

There are 102 hectares (252 acres) of land within the study area illustrated on 

Appendix II.  The area is generally flat, with the Little Campbell River and its tributaries 

flowing across the north-eastern portion.  It contains four OCP designations:  

Agricultural, Commercial, Industrial and Urban.  The Industrial and Commercial 

designations provide for the border-related businesses in the area.  The current zones and 

uses in the study area are: 

 

Zone Current Uses on the Property(ies) 

General Agriculture (A-1) Single family dwelling, hobby farm, B&B, dairy, vacant, Canada 
Customs & Immigration facility 

Comprehensive Development (CD) Tudor Inn (currently vacant), Douglas Pointe Strata Townhomes (74 
units), RV Park (120 pads), Campbell River Store, vacant land 

Light Impact Industrial (IL) Warehouses, parking facilities 

One-acre Residential (RA) Highway r-o-w, truck parking facilities 

Community Commercial (C-8) Pub (currently vacant), brokerage offices 

 

Consultant’s Findings 

 

Goods Movement Across the Border by Trucks 

 

Goods being transported from Canada by trucks to the US are not required to clear 

Canada Customs.  The only facilities required for southbound truck traffic are parking 

lots to allow the orderly queuing of trucks in advance of US Customs during times of 

heavy traffic.  There is an existing truck lot on the Surrey side to the west of the Pacific 

Highway. 

 



 

- 3 - 

 

 

 

Goods being brought in from the US must clear Canada Customs.  In the past, this 

involved the filing and presentation of hard copies of shipping documents and 

examination of goods being imported.  This required the location of certain government 

offices and private businesses at or near the border to assist in expediting the goods 

clearance through Customs.  During the past 10 to 15 years, the process of Customs 

clearing has become increasingly dominated by electronic document filing.  There 

continue to be a small number of transactions that require manual processing, but such 

transactions are proportionately small compared to those that are cleared through 

electronic processing.  Since 2000, with the implementation of an action plan by the 

Canada Border Services Agency ("CBSA"), the movement of legitimate trade across the 

border has been streamlined.  As a result, businesses providing services related to the 

movement of goods across the border by trucks are able to operate from locations 

removed from the border crossings.  The Free & Secure Trade ("FAST") system, a joint 

Canada-US program, has allowed the export and import of pre-approved goods across the 

border quickly and verification of trade compliance away from the border, resulting in 

dedicated lanes for trucks using the FAST system.   

 

After shipments into Canada are reported to Customs, they can be moved across the 

border without having cleared Customs, providing they remain under Customs control at 

a "Sufferance Warehouse", "Bonded Warehouse", or a Customs designated "place of 

safekeeping".  Sufferance Warehouses are privately-owned and are typically located at 

border crossings.  Goods may remain there for up to 40 days pending release from 

Customs.   

 

Customs-cleared goods slated for import or export may be placed in a Bonded 

Warehouse for up to four years allowing importers/exporters to hold inventory of goods 

without having to immediately pay duties and taxes until they are ready to enter the 

market.  Neither a place of safekeeping nor a Bonded Warehouse has to be located at or 

near the border.  

 

Pacific Highway Border Crossing 

 

The Pacific Highway Border Crossing is the only Lower Mainland crossing that is a 

Designated Commercial Office offering 24/7 reporting and clearing services under the 

FAST program for commercial goods.  It also offers 24/7 traveller services and 

immigration services from 8:00 a.m. to 12:30 a.m. seven days a week.  

 

The current land uses in the vicinity of the Border Crossing are illustrated on page 6 of 

Appendix I.  Border-related development is clustered immediately east and west of 

Highway No. 15, between the border and 2 Avenue.  Most land uses generally related to 

the north-bound commercial traffic are located fronting onto 1 Avenue on the east side of 

Highway No. 15.  They consist of: 

 

 A facility occupied by CBSA, Agriculture Canada, Immigration Canada and other 

government offices; 

 

 A two storey office building occupied by several customs brokerage offices; and 
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 An office and warehouse facility occupied by small customs brokerage offices and 

the Canadian Food Inspection Agency.  The warehouse is an authorized Sufferance 

Warehouse.  The building is located next to a vacant IL zoned site, approximately 

half of which is used for storage and tenant parking. 

 

The land uses on the west side of Highway No. 15, largely serving the south-bound 

traffic, consist of a duty-free shop and the Ministry of Transportation-operated truck 

holding lot just north of the border.  The non border-related land uses, all located on the 

west side, include a commercial business with a second storey vacant office, a hotel with 

the ground floor space for lease and an RV Park. 

 

A vacant CD zoned site, to the north of 2 Avenue and west of Highway No. 15, is under 

application (File No. 7905-0079-00) for a rezoning to permit a mix of commercial and 

business park industrial uses.  The consultant’s report notes that, while the site’s location 

on the high-traffic corridor makes it attractive for the proposed uses, such uses do not 

specifically require a location near the border. 

 

Demand for Additional Land or Facilities at the Pacific Highway Border Crossing 

 

The consultant conducted interviews with a variety of agencies, groups and businesses 

involved in goods movement across the border by truck, to determine whether there may 

be a future need for additional land for businesses that need to be at this border crossing. 

 

 Canada Border Services Agency - CBSA initiatives, described earlier in this report, 

has reduced the need for customs-related businesses to be located at or near this 

border crossing.  There are no plans for improvements to or expansion of their 

facilities at this crossing. 

 

 RCMP - The RCMP detachment responsible for policing South Surrey, situate at 

1815 – 152 Street, is well located to service both the Douglas/Peace Arch crossing 

and this Border Crossing.  The RCMP has other units that are involved in border-

related policing.  There was no need identified for land or facilities for policing 

purposes at this Border Crossing.  Further information on future needs in the vicinity 

of this Border Crossing was sought by the consultant, but was not available within the 

timeline of their report. 

 

 BC Ministry of Transportation - The Ministry is in the process of widening Highway 

No. 15 to provide a dedicated FAST truck lane.  Currently, they have no plans for 

facilities in addition to the existing truck holding lot. 

 

 Canadian Customs Brokers Association (CSCB) - Due to the increasing reliance on 

electronic processing for the movement of goods, the current supply of land and 

facilities at the border crossings for the customs brokerage businesses appears 

adequate. 

 

 BC Trucking Association (BCTA) - BCTA provides the voice of the commercial road 

transportation industry in BC.  The responses from individual members suggest that 

they want to get through the border as quickly as possible.  The longer they have to 
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wait, the more services they tend to need, such as washroom facilities, food service 

and a full-service truck stop with fast food and truck service (i.e. tire shop) facilities. 

 

 Customs Brokers - The consultant also interviewed custom brokers who maintain 

offices at this border crossing.  In summary: 

 

 With the increasing electronic processing, the main offices can be located 

elsewhere; 

 There will always be a need for a presence at the border for competitive purpose, 

to maintain a corporate image and to deal with out-of-ordinary problems and 

situations; 

 While the office space at the border is at a premium, most brokers are happy with 

the space they have; 

 There is some concern about the inadequacy of tenant parking at one of the office 

facilities; and 

 The Sufferance Warehouse space appears to be adequate.   

 

Summary of Consultant's Findings 

 

 There is not likely to be significant growth in the demand for office or warehouse 

space that must be located at or near the Pacific Highway Border Crossing.  The need 

to deal with occasional "problem" shipments means there will always be a need for 

some office space for customs brokerage businesses, the preferred location being on 

the east side of Highway No. 15.  The available office and warehouse space 

(Sufferance Warehouses) that must be at this location, appears to be adequate.  There 

is approximately five acres of vacant land available to the east of Highway No. 15 

should there be a need to respond to future demand.  Also, on the west side of 

Highway No. 15, although less preferable, there are older commercial developments, 

which are partially vacant and which could satisfy some demand for office space, or 

could be redeveloped.  The vacant site on the west side of Highway No. 15, currently 

under application, could fulfil some of the future needs.  

 

 Given that this is a high volume 24/7 truck crossing, there is some potential for 

businesses along Highway No. 15 that serve the trucking industry, such as truck-stops 

or truck servicing facilities.   However, there is no border or customs-related reason 

that they have to locate at or near the border.  They might be better located at major 

intersections in South Surrey. 

 

 The consultant has concluded that there does not seem to be a compelling reason to 

make any large tracts of land available for border-crossing related commercial and 

industrial uses.  That is not to say that there is not demand for these uses, but these 

uses do not require proximity to the border and could readily locate on suitably zoned 

sites elsewhere in South Surrey. 

 

 Staff will be able to work with the owners of existing properties to resolve issues and 

work toward the more efficient functioning of parking and circulation on some sites, 

to provide for infill and expansion within the area currently outside of the ALR, at the 

time of development applications. 
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CONCLUSION 

 

It is recommended that Council receive this report as information.  The findings of the 

"Pacific Highway Border Crossing Study", prepared by Coriolis, dated March 2006 and 

attached Appendix I to this report will be used by staff as a basis for reviewing any future 

applications for exclusion of land from the ALR in the vicinity of the Pacific Highway 

Border Crossing.  

 

 

 

How Yin Leung 

Acting General Manager 

Planning and Development 

 

BP/kms/saw 

Attachments: 

Appendix I Pacific Highway Border Crossing Study, Coriolis Consulting Corp, March 2006 

Appendix II ALR Boundary and Recent Applications in the Study Area 
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