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 NO:  R206 COUNCIL DATE:  September 10, 2012
 
 

REGULAR COUNCIL 
 
TO: Mayor & Council DATE: September 10, 2012 
 
FROM: General Manager, Planning and Development FILE: 6793-0406-00 
 
SUBJECT: Proposed Amendments to Development Permit No. 6793-0406-00  

Related to the Property at 19576 Fraser Highway 
 

 
RECOMMENDATION 
 
The Planning and Development Department recommends that Council: 

 
1. Receive this report as information; 

 
2. Authorize staff to draft Development Permit No. 6793-0406-00 related to the property at 

19576 Fraser Highway based on the revised site layout and building design as illustrated in 
Appendix "A" attached to this report; 

 
3. Instruct staff to resolve the following additional issues prior to final adoption of the related 

rezoning by-law, in addition to the conditions of approval listed in the Planning Report for 
Application No. 56/6793-0406-00 attached as Appendix "B" as approved by Council on 
November 15, 1999:  

 
(a) demolition of existing buildings and structures to the satisfaction of the General Manager 

of Planning and Development; and 
 

(b) additional road dedication along the site's frontage on each of Fraser Highway and 196 
Street to the satisfaction of the Approving Officer; and 
 

4. Instruct the City Clerk to forward a copy of this report and the related Council resolution to 
the applicant. 

 
INTENT 
 
The purpose of this report is to apprise Council of changes to the design of a multi-building 
commercial development proposal for property that is located at the south-west corner of 
196 Street and Fraser Highway in East Cloverdale and to seek Council's authorization to proceed 
with the project based on a revised design.  The associated rezoning by-law (By-law No. 13896) 
received third reading on December 13, 1999.  The applicant has held this application in abeyance 
until recently due to unfavourable economic conditions.  The applicant has now secured a tenant 
for the site and is anxious to move forward with the project. 
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BACKGROUND 
 
At the Regular Council – Land Use meeting on November 15, 1999, Council considered a Planning 
Report for development application no. 56/6793-0406-00 related to a site located at 19576 Fraser 
Highway.  A copy of the planning report is attached as Appendix "B".  The development 
application for the site included: 
 
• a rezoning from General Agriculture (A-1) Zone to Comprehensive Development (CD) Zone 

(based on the Community Commercial Zone (C-8)); and 
 

• a Development Permit to permit the development of three, two-storey commercial buildings.  
Two of these buildings were to have drive-through facilities on the ground floor and office 
space on the second floor while the third building was to have retail or office units on the 
ground floor and office space on the second floor. 

 
On December 13, 1999, Council granted third reading to the related rezoning by-law following the 
Public Hearing for the by-law that was held on the same evening. 
 
Since the Public Hearing, the applicant has not moved forward with the application due to 
unfavourable economic conditions.  Recently, the applicant has advised staff that he now wishes 
to proceed with the application but subject to some redesign in response to current market 
conditions and in response to the evolving road network in the area. 
 
DISCUSSION 
 
Since the Public Hearing, the applicant has addressed some of the conditions of approval of the 
application; however, the applicant has not sought final adoption of the rezoning by-law and 
approval of the development permit for the site due to unfavourable market conditions.  He has 
secured a tenant for one of the proposed buildings and is now seeking to finalize the application.  
The proposed tenant is a restaurant with a drive-through component.  To address requirements of 
the tenant, the applicant is proposing a number of design changes to the project.  The City has 
asked the applicant to make some minor site layout adjustments associated with additional road 
dedication requirements along each of Fraser Highway and 196 Street along the site's frontage and 
related to vehicular access restrictions that reflect the evolving road network in the area. 
 
Area Road Network  
 
The subject site is located on the south-west corner of the intersection of 196 Street and Fraser 
Highway, both of which are important arterial roads.  Fraser Highway is being protected as a 
future rapid transit corridor and 196 Street is being upgraded to a four-lane median divided 
arterial roadway along the frontage of the subject site as part of the Roberts Bank Rail Corridor 
improvements that are currently under construction in Surrey. 
 
Road Requirements 
 
To accommodate current City arterial road cross section requirements that were adopted in 2011, 
which provide improved sidewalk space, adequate bicycle lane widths and additional space for 
street trees, and to protect the Fraser Highway Corridor for future rapid transit, additional road 
dedication is required from the subject property. 
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The applicant has agreed to convert to road allowance dedication an existing Statutory 
Right-of-Way along each of the Fraser Highway and 196 Street frontages of the site and to 
dedicate an additional 0.9 metres of road allowance along the Fraser Highway frontage of the site. 
 
Vehicular Access 
 
Under the original proposal, access to the site was to be provided by way of: 
 
• a temporary "right-in only" driveway from Fraser Highway; 
• a full movement driveway located approximately mid-site along the 196 Street frontage; and 
• a reciprocal access driveway through the property at 6039 - 196 Street to the north of the site 

which would provide access to the Fraser Highway through the property to the north. 
 
Under the current proposal, the temporary "right in only" access from Fraser Highway has been 
eliminated, and through Development Application No. 7906-0377-00 related to the property to 
the immediate east of this site, 62 Avenue was extended to the westerly property line of the 
subject site.  As such, access to the site is now available from 62 Avenue, which extends through 
the centre of the subject property and which provides vehicular access to the site by way of a 
right-in/right-out driveway on 196 Street and a full movement intersection on Fraser Highway at 
195A Street.  A driveway located along the south edge of the site will allow for left turns into the 
site off 196 Street. 
 
Revised Site Layout 
 
As a result of the changes to the dedication of road allowance along the site's frontages a 
proposed building on the site is located 1.8 metres from the Fraser Highway property line whereas 
CD By-law No. 13896 requires a 3.2 metre setback from this property line.  Therefore, the north 
front yard setback as contained in CD By-law No. 13896 will need to be amended, prior to final 
adoption, to accommodate the reduced setback of the proposed building. 
 
A total of 96 parking spaces are proposed on the site, which exceeds the Zoning By-law 
requirement for parking of 36 spaces.  Thirty-one (31) spaces are proposed within the north 
portion of the lot and sixty-five (65) spaces proposed for the south portion of the lot.  As the south 
portion of the lot has development potential, some of the area currently shown as parking on the 
southerly portion of the site may be redeveloped into commercial buildings in the future (see 
"Future Development Potential" section below). 
 
As the geodetic elevations of the adjacent City roads have yet to be established, minor changes to 
the layout and grading of the site may be required to address the interfaces with the adjacent 
roads. 
 
Proposed Architectural Revisions 
 
The original proposal for Building "A" (see Appendix "B") was for a 2-storey building with a 
drive-through component.  The applicant is now proposing a single storey commercial building 
within the northerly portion of the site (see Appendix "A").  This building is proposed to be a 
single-tenant drive-through restaurant with a floor area of approximately 366 square metres 
(3,939 square feet).  The principal entrance to the building will face east toward the intersection 
of 196 Street and Fraser Highway. 
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The building materials are comprised of stone, stucco and glazing.  Parapets are designed to 
extend from the building facade above the principal entrance, the drive-through window, and the 
playroom.  The roof is framed by a corniced element, which extends from the facade.  A canopy 
projects from the facade of the building to provide weather protection.  The garbage enclosure 
and the drive-through stacking lane will be located along the westerly edge of the site and will be 
buffered from the adjacent property by means of a hedge and fence. 
 
Landscaping 
 
The landscape plan includes a 1.5-metre (5 foot)-wide landscape strip along 196 Street and Fraser 
Highway.  Additional landscaping will be provided on either side of the drive-through queuing 
lane to provide screening in relation to the care facility located on the adjacent property.  To the 
east of the building will be a patio area which will be landscaped to screen the patio from the 
traffic on Fraser Highway.  The landscape strip will be planted with a combination of trees and 
shrubs. 
 
Future Development Potential 
 
While the current proposal (Phase I) relates to the development of the northerly portion of the 
site (i.e., north of 62 Avenue), the development of the southerly portion of the site (i.e., south of 
62 Avenue) will be subject to a separate development permit in the future.  The applicant has 
prepared a conceptual site plan that reflects a possible future use for the southerly portion of the 
site (see Appendix "C").  This conceptual site plan illustrates two new commercial buildings.  The 
development of the southerly portion of the site may require variances for parking, setbacks 
and/or landscaping. 
 
CONCLUSION 
 
Based on the above discussion, it is recommended that Council: 
 
• Authorize staff to draft Development Permit No. 6793-0406-00 related to the property at 

19576 Fraser Highway based on the revised site layout and building design as illustrated in 
Appendix "A" attached to this report; 
 

• Instruct staff to resolve the following additional issues prior to final adoption of the related 
rezoning by-law, in addition to the conditions of approval listed in the Planning Report for 
Application No. 56/6793-0406-00 attached as Appendix "B" as approved by Council on 
November 15, 1999: 

 
o demolition of existing buildings and structures to the satisfaction of the General Manager 

of Planning and Development; and 
 

o additional road dedication along the site's frontage on each of Fraser Highway and 
196 Street to the satisfaction of the Approving Officer; and 
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• Instruct the City Clerk to forward a copy of this report and the related Council resolution to 

the applicant. 
 
 
 
 
Original signed by 
Jean Lamontagne 
General Manager 
Planning and Development 
 
 
SL:saw 
 
Attachments: 
Appendix "A" Revised Site Plan and Urban Design Drawings for the Proposed Development at 

19576 Fraser Highway 
Appendix "B" Planning Report related to Development Application No. 56/6793-0406-00, dated 

November 15, 1999 
Appendix "C" Proposed Development Concept for Southerly Portion of the Site at 19576 Fraser 

Highway 
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