
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7913-0205-00 
 

Planning Report Date:  May 12, 2014 

 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 

in order to permit the development of a two-storey 
industrial building. 
 
 

LOCATION: 13025 - 115 Avenue 

OWNER: Sukhvir S. Dhillon 

ZONING: IL 

OCP DESIGNATION: Industrial 
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RECOMMENDATION SUMMARY 
 
• Approve the applicant’s request to vary the Sign By-law through a comprehensive sign design 

package.  
  

• Approval to draft Development Permit. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Seeking to vary the Sign By-law, as part of the Development Permit, to allow three (3) additional 

fascia signs above the first storey of the proposed building. 
 

• Seeking to vary the IL Zone to reduce the front yard (west) and the north side yard setbacks. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with the Industrial designation in the OCP. 
 
• The proposed density and building form are consistent with the existing and proposed industrial 

buildings in the area. 
 

• Supports the City’s Economic Development and Employment Land Strategies. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council approve the applicant's request to vary the Sign By-law as described in Appendix II.   
 
2. Council authorize staff to draft Development Permit No. 7913-0205-00, including a comprehensive 

sign design package, generally in accordance with the attached drawings (Appendix III). 
 
3. Council approve Development Variance Permit No. 7913-0205-00 (Appendix V) varying the 

following, to proceed to Public Notification:  
 

(a) to vary the IL Zone to reduce the minimum front yard (west) setback from 7.5 metres 
(25 ft.) to 6.5 metres (21 ft.); and 

 
(b) to vary the IL Zone to reduce the minimum north side yard setback from 7.5 metres 

(25 ft.) or 0.0 metre (0.0 ft.) to 2.0 metres (6.5 ft.). 
 
4. Council instruct staff to resolve the following issues prior to final approval: 
 

(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 landscaping plan and landscaping cost estimate to the specifications and 

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

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

subject to the completion of Engineering servicing requirements as 
outlined in Appendix IV. 
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SITE CHARACTERISTICS 
 
Existing Land Use: Pre-loaded, vacant lot 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North (Across unopened lane): 
 

Non-conforming single 
family dwellings and 
outdoor storage, and vacant 
lots. 

Industrial I-4 (By-law No. 
5942) 

East: (Across unopened lane): 
 

Multi-tenant warehouse 
building under construction. 

Industrial IL 

South (Across 115 Avenue): 
 

Vacant industrial lot. Industrial IL 

West (Across Bridgeview Drive): 
 

Pre-loaded, vacant land 
under Development 
Application No. 7913-0131-00 
proposing three multi-
tenant industrial buildings. 

Industrial IL 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background and Context 
 
• The subject property is located at 13025 – 115 Avenue in Bridgeview, and is designated Industrial in the 

Official Community Plan (OCP) and zoned "Light Impact Industrial Zone (IL)". 
 

• The subject property is approximately 5,560 square metres (1.4 acres) in size and was created by the 
City through rezoning and subdivision application No. 7902-0346-00 as part of a 10-lot industrial 
subdivision.  The rezoning received final adoption on July 21, 2003, and the subdivision plan was 
signed on July 23, 2003. 
 

• As a requirement of the rezoning and subdivision, a Section 219 Restrictive Covenant (RC) was 
registered against the title requiring a minimum 25% lot coverage and limiting truck parking uses and 
outdoor storage to 35% of the total area of the site.  This requirement fulfilled Council’s April 14, 2003 
directive for the City-owned industrial lots in Bridgeview being sold.   
 

• A second Section 219 RC was registered against the title to ensure that vehicular access to and egress 
from the subject site is via 115 Avenue only, and the said driveway must be located a minimum of 
25 metres (82 ft.) from Bridgeview Drive. 
 

• Additionally, as this site is within the floodplain, in order to ensure adequate flood proofing 
measures, a Section 219 RC was registered on title to require a minimum building elevation of 
4.4 metres (14.4 ft.) geodetic. 
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• The I-4 Zone has been in place since 1965, for the purpose of holding the applicable properties for 

future comprehensive industrial park development.  The Bridgeview industrial area is the only area in 
the City with I-4 zoning. 
 

• It is expected that the existing I-4-zoned lots to the north, some with non-conforming houses, will be 
rezoned and consolidated in the future to create an industrial lot similar in size to the subject site.  
The unopened east / west lane will be included in future applications of the I-4-zoned parcels, with 
the ultimate vehicular access to the future industrial lots via 115B Avenue. 

 
Current Proposal 
 
• The applicant is proposing to construct a two-storey, multi-tenant industrial building approximately 

1,524 square metres (16,408 sq.ft.) in size on the subject site.   
 

• A truck repair business will occupy the largest tenant space (Unit #2).  Unit #3 will be occupied by a 
truck wash business, while a tenant has yet to be confirmed for Unit #1.   
 

• The proposed building will have a floor area ratio (FAR) of 0.28 and a lot coverage of 25%, which is 
consistent with the maximum FAR of 1.0 and lot coverage of 60% in the IL Zone, and satisfies the 
minimum 25% lot coverage dictated by the Restrictive Covenant. 
 

• The proposed development also satisfies the locational requirement of the vehicular access and the 
minimum building elevation as stipulated in the Restrictive Covenants. 
 

• In conjunction with the Development Permit, the applicant has also requested a Development 
Variance Permit to reduce the west front yard and north side yard setbacks (see By-law Variance 
section), and to vary the Sign By-law through the Development Permit to allow three (3) additional 
fascia signs above the first storey of the proposed building (see Appendix II). 
 

• The Ministry of Transportation and Infrastructure (MOTI) constructed a wider median along 
Bridgeview Drive, south of the South Fraser Perimeter Road (SFPR), after the subject lot was 
approved in July of 2003 under development application No. 7902-0346-00.  As a result, the Roads & 
Transportation Division of the Engineering Department requested additional road dedication as part 
of the subject development application, to accommodate the standard vehicular lanes along 
Bridgeview Drive.  The applicant has agreed to dedicate 1.0 metre (3 ft.) along the west property line 
for the widening of Bridgeview Drive.   

 
 

PRE-NOTIFICATION 
 
In accordance with Council policy, a Development Proposal Sign was erected on the property.  To date, 
staff have not received any comments with respect to the proposal. 
 
 
DESIGN PROPOSAL AND REVIEW 
 
Building Design 
 
• The applicant proposes to construct a two-storey industrial building along the western portion of the 

subject site, fronting Bridgeview Drive.   
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• The proposed building is to be constructed with painted tilt-up concrete panels with reveals and 

tinted glazing.  The primary colour of the proposed building is beige with brown accents.   
 

• Black, steel canopies are proposed along the west and south building elevations, which will provide 
weather protection.  Four (4) smaller, steel canopies, also painted black, are proposed along the east 
building elevation above the rear entry doors. 
 

• A total of seven (7) truck service bays, accessed by steel overhead doors painted brown, are located 
along the east building elevation.  
 

• The main vehicular access to the subject site is via 115 Avenue along the south property line.  A 
secondary vehicular access is proposed at the north-east corner of the site to connect to the 
unopened north / south lane, which will be jointly constructed with the owners of the development 
to the east, after the approval of the subject development application.  

 
• The proposed garbage / recycling enclosures are located along the north property line within the 

proposed landscaping.  The proposed enclosure is constructed with tilt-up concrete panels painted to 
match the proposed building, and black steel gates with cedar slats. 
 

• Proposed site lighting includes downward-facing pole-mounted lights that are to be installed 
throughout the parking lot, as well as lighting mounted on the proposed building. 
 

• A pad-mounted transformer unit will be installed at the north-east corner of the subject site, and will 
be screened by landscaping. 
 

• The applicant proposes to install a 1.8-metre (6-ft.) high, black vinyl covered chain-link fence around 
the north, east, and south perimeter of the subject site in order to enclose the parking lot for security 
reasons.  The west perimeter in front of the west building facade (along Bridgeview Drive) will not be 
fenced.   Gates are proposed at both vehicular accesses to the site, and at both pedestrian walkways 
adjacent to the north-west and south-west corners of the proposed building. 

 
Landscaping 
 
• The applicant proposes to install landscaping along all property lines, as follows: 

 
o A 4.0-metre (13 ft.) wide landscape strip, comprised of seven (7) red maple trees, 

rhododendrons, holly and roses, along the west property line adjacent to Bridgeview Drive; 
 

o A 1.8-metre (6 ft.) wide grassed bioswale along the south property line adjacent to 115 Avenue, 
as well as four (4) landscape islands between the parking stalls accommodating four (4) oak 
trees; 

 
o A 1.5-metre (5 ft.) wide landscape strip, comprised of three (3) oak trees, boxwoods and 

cedars, along the east property line adjacent to the unopened north / south lane; and 
 
o Proposed landscaping along the north property line will consist of blue point junipers, 

rhododendrons and boxwoods.   
 



Staff Report to Council 
 
File: 7913-0205-00 

Planning & Development Report 
 

Page 7 
 
Proposed Signage 
 
• The applicant proposes a total of five (5) fascia signs on the proposed building – three (3) on the west 

building elevation facing Bridgeview Drive and two (2) on the south building elevation facing 115 
Avenue. 

 
• The proposed fascia signs are constructed of backlit channel letters, and are proposed over the second 

storey glazing. 
 

• The Sign By-law allows a maximum of two (2) fascia signs per lot frontage to be installed above the 
first storey of a building – one (1) for building identification (name or address) and one (1) tenant 
identification.  Only one tenant is permitted fascia signage above the first storey of a building. 
 

• All of the proposed fascia signs are for tenant identification, and as a result, a relaxation is required to 
allow three (3) fascia signs to be installed above the first storey of the proposed building. 
 

• A free-standing sign is proposed at the southwest corner of the site.  The proposed free-standing sign 
is approximately 2.1 metres (7 ft.) high and will be installed at least 2.0 metres (6.6 ft.) from the 
property line, which complies with the Sign By-law.  The colour and design of the proposed 
free-standing sign will match the proposed building. 
 

• The proposed fascia signs, which form part of the subject Development Permit application, together 
with the proposed free-standing sign, are considered a comprehensive sign package.  As a result, 
Council may approve the proposed signage through a Development Permit without a Development 
Variance Permit.  The applicable variance to the Sign By-law is described in Appendix II. 

 
 
BY-LAW VARIANCES AND JUSTIFICATION 
 
(a) Requested Variance: 
 

• To reduce the minimum front yard (west) setback from 7.5 metres (25 ft.) to 6.5 metres (21 ft.). 
 

Applicant's Reason: 
 

• In order to maximize the building area and to allow for truck circulation, a variance from the 
west property line is requested. 

 
Staff Comments: 

 
• The applicant has agreed to provide a 1.0-metre (3 ft.) road dedication along the west property 

line for the widening of Bridgeview Drive.  As a result of the road dedication, the applicant has 
requested a minor relaxation to the front yard (west) setback in order to maintain the 
proposed building size and on-site vehicle parking / circulation. 
 

• The brewery building to the south-west of the subject site, located at 11411 Bridgeview Drive, 
was approved by Council under rezoning application No. 7911-0022-00 on April 23, 2012.  The 
brewery building is also set back 6.5 metres (21 ft.) from Bridgeview Drive in accordance with 
Comprehensive Development (CD) By-law No. 17422. 
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• Staff support the requested variance. 
 
(b) Requested Variance: 
 

• To reduce the minimum north side yard setback from 7.5 metres (25 ft.) or 0.0 metre (0.0 ft.) 
to 2.0 metres (6.5 ft.). 

 
Applicant's Reason: 

 
• Due to the installation of a lock-block retaining wall along the north property line, a 2.0-metre 

(6.5 ft.) setback is proposed.   
 

Staff Comments: 
 

• The applicant proposes a 2.0-metre (6.5 ft.) north side yard setback.  According to the IL 
Zone, one (1) side yard setback shall be either 7.5 metres (25 ft.) or 0.0 metre (0.0 ft.) if the 
said side yard abuts land which is commercial or industrial.  The lands to the north, including 
the unopened east / west lane, are designated Industrial in the Official Community Plan 
(OCP).   

 
• Due to a change in grades between the subject site and the lands to the north (the land slopes 

downward from south to north), the applicant proposes to install a 0.8-metre (2.5 ft.) high 
retaining wall along the west portion of the north property line.   

 
• In order to accommodate the retaining wall and a walkway along the north side of the 

proposed building, the applicant has requested a relaxation to the 7.5-metre (25 ft.) or 0.0 
metre (0.0 ft.) north side yard setback requirement.   

 
• The proposed 2.0-metre (6.5 ft.) separation between the proposed building and the north lot 

line is not expected to attract vandalism and graffiti, since that portion of the subject site is 
fenced and secure at all times. 

 
• Staff support the requested variance. 
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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 Variance Table 
Appendix III. Site Plan, Building Elevations, Landscape Plans 
Appendix IV. Engineering Summary 
Appendix V. Development Variance Permit No. 7913-0205-00 
 
 
 original signed by Judith Robertson 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
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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: Dave Batten 

Krahn Group of Companies 
Address: 34077 - Gladys Avenue, Unit 400 
 Abbotsford, BC  V2S 2E8 
   
Tel: (604) 853-8831 - Work 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 13025 - 115 Avenue 
 

 
(b) Civic Address: 13025 - 115 Ave 
 Owner: Sukhvir S. Dhillon 
 PID: 025-698-265 
 Lot 1 Section 9 Block 5 North Range 2 West New Westminster District Plan BCP6482 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Proceed with Public Notification for Development Variance Permit No. 7913-0205-00 and 
bring the Development Variance Permit forward for an indication of support by Council.  
If supported, the Development Variance Permit will be brought forward for issuance and 
execution by the Mayor and City Clerk in conjunction with the issuance of the associated 
Development Permit No. 7913-0205-00. 
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DEVELOPMENT DATA SHEET 

 
 Existing Zoning:  IL 

 
Required Development Data Minimum Required / 

Maximum Allowed 
Proposed 

LOT AREA    
 Gross Total   
  Road Widening area  58.4 m2 (630 ft2) 
  Undevelopable area   
 Net Total  5,501 m2 (59,220 ft2) 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures (required by RC) min. 25% 25% 
 Paved & Hard Surfaced Areas  65% 
 Total Site Coverage  90% 
   
SETBACKS    
 Front (west) 7.5 metres (25 ft.) 6.5 metres (21 ft.)* 
 Rear (east) 7.5 metres (25 ft.) 47 metres (154 ft.) 
 Side (north) 7.5 metres (25 ft.) 2.0 metres (6.5 ft.)* 
 Flanking side (south) 7.5 metres (25 ft.) 16.0 metres (52 ft.) 
    
   
BUILDING HEIGHT    
 Principal 18 metres (60 ft.) 10 metres (32.5 ft.) 
 Accessory 6 metres (20 ft.) N/A 
   
NUMBER OF RESIDENTIAL UNITS 1 N/A 
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total   
   
FLOOR AREA:  Residential  N/A 
   
FLOOR AREA: Commercial  N/A 
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial 5,501 m2 (59,212 ft2) 1,524 m2 (16,408 ft2) 
   
FLOOR AREA:  Institutional  N/A 
   
TOTAL BUILDING FLOOR AREA 5,501 m2 (59,212 ft2) 1,524 m2(16,408 ft2) 
*Seeking variance 
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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) 1.0 0.28 
   
AMENITY SPACE (area in square metres)  N/A 
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial  N/A 
 Industrial  18 20 
   
 Residential Bachelor + 1 Bedroom  N/A 
   2-Bed   
   3-Bed   
 Residential Visitors  N/A 
   
 Institutional  N/A 
   
 Total Number of Parking Spaces 18 20 
   
 Number of disabled stalls 1 1 
 Number of small cars   N/A 
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
 N/A 

 Size of Tandem Parking Spaces 
width/length 

 N/A 

 
 
 

Heritage Site NO Tree Survey/Assessment Provided NO 
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Appendix II 

PROPOSED SIGN BY-LAW VARIANCE 
 
 
# Proposed Variance Sign By-law Requirement 

 
Rationale 
 

1 To allow three (3) fascia 
signs to be installed above 
the first storey of the 
proposed building 

The Sign By-law allows a 
maximum of two (2) fascia 
signs per lot frontage to be 
installed above the first storey 
of a building – one (1) for 
building identification (name 
or address) and one (1) tenant 
identification.  Only one 
tenant is permitted fascia 
signage above the first storey 
of a building. 
 

The proposed fascia signs 
are of an appropriate size 
and scale in relation to the 
proposed building, and will 
provide adequate signage for 
the three (3) tenants. 
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Appendix IV

TO : 

SUYRREY INTER-OFFICE MEMO 
the future lives here. 

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

FROM: Development Services Manager, Engineering Department 

DATE: May6,2o4 PROJECT FILE: 

R E: Engineering Requirements (Commercial/Industrial) 
Location: 13025 115 Avenue 

DEVELOPMENT PERMIT /DEVELOPMENT VARIANCE PERMIT 

The following issues are to be addressed as a condition of issuance of the Development Permit 
and Development Variance Permit: 

Property and Right-of Way Requirements 
• dedicate 1.o-metre along Bridgeview Drive to 32-metre arterial road standard; and 
• provide o.s-metre statutory right-of-way (SRW) along Bridgeview Drive. 

Works and Services 
• construct 1.8-metre asphalt pathway along ns Avenue; 

A Servicing Agreement is required prior to Building Permit. 

~ 
Remi Dube, P.Eng. 
Development Services Manager 

sk 

NOTE: Detailed Land Development Engineering Review available on file 



 

 

CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7913-0205-00 
 
 
Issued To: Sukhvir S. Dhillon 
 
 ("the Owner") 
 
Address of Owner: 10080 - 142 Street 
 Surrey, BC  V3T 4R8 
   
 
1. This development variance permit is issued subject to compliance by the Owner with all 

statutes, by-laws, orders, regulations or agreements, except as specifically varied by this 
development variance permit. 

 
2. This development variance permit applies to that real property including land with or 

without improvements located within the City of Surrey, with the legal description and 
civic address as follows: 

Parcel Identifier:  025-698-265 
Lot 1 Section 9 Block 5 North Range 2 West New Westminster District Plan BCP6482 

13025 - 115 Ave 
 

(the "Land") 
 
 
3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows: 
 

(a) Part 48 Light Impact Industrial Zone (IL) Section F. Yards and Setbacks, the minimum 
front yard (west) setback is varied from 7.5 metres (25 ft.) to 6.5 metres (21 ft.); and 
 

(b) Part 48 Light Impact Industrial Zone (IL) Section F. Yards and Setbacks, the minimum 
north side yard setback is varied from 7.5 metres (25 ft.) or 0.0 metre (0.0 ft.) to 2.0 
metres (6.5 ft.). 

 
4. This development variance permit applies to only the buildings and structures on the 

Land shown on Schedule A, which is attached hereto and forms part of this development 
variance permit.  This development variance permit does not apply to additions to, or 
replacement of, any of the existing buildings shown on attached Schedule A, which is 
attached hereto and forms part of this development variance permit. 

 
5. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this development variance permit.   
 
6. This development variance permit shall lapse if the Owner does not substantially start any 

construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued. 
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7. The terms of this development variance permit or any amendment to it, are binding on all 

persons who acquire an interest in the Land.  
 
8. This development variance permit is not a building permit. 
 
 
 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE         DAY OF                      , 2014. 
ISSUED THIS        DAY OF                      , 2014. 
 
 
 
 
   ______________________________________  
  Mayor – Dianne L. Watts 
 
 
   ______________________________________  
  City Clerk – Jane Sullivan 
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north side yard setback from

7.5 metres (25 ft.) or 0.0
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