J N Alg 112AVE
y /& | .
y /aamiin mui U toeave
{/ WHALLEY L GUILDFORD] N\t
j aX L 96 AVE
g ‘ \L !‘1‘( ]
]| [FLEETWOOD] RBANE
I~ i
s - —1 80 AVE
——— bhi/‘__ = r-
___k& S<t—1 72AVE
NEWTON | CLOVERDALE-| g4 AVE
} \‘ 4 L
—— 56 AVE
%—'R‘- i 48 AVE
- SN
“ «L 40 AVE
N
‘_< x| 32 AvE
| 24 AVE
\ 16 AVE
sl e e
5 5o A=) | | N
I
g B = v BN 0 AVE
- =} =
S h o oo
o ©w = o
© ~ 0 O
- ™ e v

City of Surrey
PLANNING & DEVELOPMENT REPORT
File: 7914-0372-00

Planning Report Date: October 20, 2015

PROPOSAL:

e Development Permit
¢ Development Variance Permit

to permit the development of 3,879 m* (41,748 ft*)
multi-tenant warehouse facility.

LOCATION: 3425 - 189 Street
OWNER: 0988148 BC Ltd
ZONING: CD (By-law Nos. 17146 & 17934)

OCP DESIGNATION: Mixed Employment
LAP DESIGNATION:  Business Park
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RECOMMENDATION SUMMARY

e Approval to draft Development Permit.

¢ Denial of Development Variance Permit

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

¢ A Development Variance Permit (DVP) has been requested to vary the front yard setback
from 7.5 metres (25 ft.) to 6.0 metres (20 ft.)

RATIONALE OF RECOMMENDATION

e The proposed development generally complies with Official Community Plan (OCP) and the
Campbell Heights Local Area Plan (LAP).

e The development is generally consistent with the Campbell Heights North Design Guidelines
registered on title and will add another attractive development to the area.

e Despite this staff do not support the applicant’s request to vary the front yard setback from
7.5 metres (25 ft.) to 6.0 metres (20 ft.). To date no variances have been supported to reduce
front yard setbacks within the Campbell Heights North Business Park and there is little
rationale for supporting such a variance.

¢ Granting a Development Variance Permit (DVP) to reduce the setback would set a
precedent in Campbell Heights, which could impact several properties, effect streetscape
and cause an equity issue among the owners and developers in the Park who have followed
the By-law.

e The proposed development will reinstate the park path along the west boundary of the site
and treat the park interface and grading issues at the rear of the property in a comprehensive
manner.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council authorize staff to draft Development Permit No. 7914-0372-00 generally in
accordance with the attached drawings (Appendix II).

2. Council deny Development Variance Permit No. 7914-0372 (Appendix IV) varying the
front yard setback of the Comprehensive Development (CD) Zone from 7.5 metres (25 ft.)
to 6.0 metres (20 ft.);

If, however, Council feels there is merit to supporting the proposed variance, the
appropriate resolution is:

Council approve DVP No. 7914-0372-00, varying the following to proceed to Public
Notification:

(a) to reduce the minimum front yard setback of the Comprehensive Development
Zone from 7.5 metres (25 ft.) to 6.0 metres (20 ft.);

3. 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;

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

(d) resolution of the Park interface issues, including fence/guard rail treatment 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 III.



Staff Report to Council Planning & Development Report

File:  7914-0372-00 Page 4
Parks, Recreation & The applicant will be required to bring the City parkland, which
Culture: was encroached upon and damaged with the re-grading of the site,

back to its original condition. The informal path will need to be
reinstated to the satisfaction of Parks and appropriate landscaping
and fencing/guard rail will be required to ensure CPTED and
maintain sight lines between the park and the site over time.

SITE CHARACTERISTICS

Existing Land Use:  The site is a vacant pre-serviced lot, devoid of trees and vegetation.

Adjacent Area:
Direction Existing Use OCP/LAP Designation | Existing Zone
North: City Park, vacant site with Mixed Employment/ CD (By-law Nos.
approved DP 7914-0312-00. Business Park 17146 & 17934)
East (Across 189 Industrial buildings under Mixed Employment/ CD (By-law Nos.
Street): development Business Park 17146 & 17934)
South: Vacant development site under | Mixed Employment/ CD (By-law Nos.
development application No. Business Park 17146 & 17934)
7914-0373-00.
West City Park, Agricultural Uses Conservation/Recreation | A-1
Open Space Corridors/
Buffers

DEVELOPMENT CONSIDERATIONS

Background

e The development site is located at 3425 - 189" Street along the western edge of the Campbell
Heights North Business Park. The property abuts City owned lots north and west of the site.
There is an informal path adjacent to the rear property in the Biodiversity Conservation
Strategy (BCS) corridor.

e The site, measuring 7,160 m* (77,074 ft*) in area, is designated "Mixed Employment” in the
Official Community Plan (OCP) and "Business Park” in the Campbell Heights Local Area Plan
(LAP).

e The property was created under the Phase II subdivision of Campbell Heights North
(Application No. 7912-0160-00). The CD By-law (Nos. 17146 and 1793), governing the use of
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the site, allow for light impact industry, warehouse uses, distribution centres, along with
limited office and other accessory uses, forming part of a comprehensive design.

e Under the original rezoning and subdivision applications, the site was cleared; consequently,
there are no trees or vegetation left on the site.

e In 2012, Jacob Bros. purchased the site from the Surrey City Development Corporation
(SCDCQ). In 2013, the company re-graded the rear yard of the site abutting the City park,
causing damage to the park interface area. Under the application, Jacob Bros, will be required
to restore the site to its original condition and address the park interface issues to the
satisfaction of staff.

Proposal

e The applicant is applying for a Development Permit to construct a 3,879 m* (41,748 ft*)
multi-tenant warehouse facility. The building will be built by Jacob Bros. Construction and
will be held by the company and leased to individual tenants.

e The applicant has also applied for a Development Variance Permit (DVP) to vary the front
yard setback from 7.5 metres (25 ft.) to 6.0 metres (20 ft.). The variance is not, however,

supported by staff.

Site Layout and Design:

e The new facility will be a concrete tilt up, two-storey warehouse measuring approximately
3,879 m” (41,748 ft.”) in area. The warehouse will consist of nine individual tenant units, ranging
in size from 317 m* (3,412 ft*) to 1,157 m” (12,453 ft*).

e The building will be situated in the middle of the site to allow for site circulation and parking.
The footprint of the building itself will measure approximately 2,803 m* (30,171 ft*) and cover
approximately 60 % of the lot.

e Each of the individual tenant units will be accessed via main doors along the north fagade of the
building facing the City park and rear entry doors and loading bays along the south facade.

e Two accesses providing for truck and vehicular access will service the site from 189 Street.
While the northern access will serve both cars and trucks, the southern access will largely be used
by trucks exiting the site.

e Altogether the site will provide for 50 employee and visitor parking stalls which exceeds the
Zoning By-law’s required parking. The site’s main parking lot, located adjacent to the
northern park area will provide 38 parking stalls, while an additional 12 parking stalls for staff
will be located at the rear of the units, near the loading bays.

Design Proposal and Review:

e The proposed building is consistent with the design guidelines outlined for the Campbell
Heights North Design Guidelines and reflective of the standards within the area. The
development concept behind Campbell Heights is a high quality, sustainable industrial
business park.
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Overall the building will have a modern, contemporary appearance and utilize the same colour
scheme and materials as Jacob Bros. head office complex, proposed next door at
3399 - 189 Street under development application No. 7914-0373-00.

Collectively, both the eastern (front) and northern (side) facades of the building have been
treated to animate and add interest at the street level.

In particular, the north and east elevations of the building facing the street and the park, will
be finished in spandrel and vision glass. The entryways and doors to each unit will be accented
with canopies, while the concrete, tilt up portions of the building will be painted in a series of
beige, silver and light and dark grey tones (quick sand, deep silver and coventry gray),
complimented by silver steel canopies, clear anodized aluminium framing and grey reflective
glass.

To add visual interest, the front (east) and the side (north) facades of the warehouse will also
be punctuated with a series of vertical concrete planes or ‘wing panels’ treated with in mitten
longboard metal cladding. The cladding, finished in a dark cordoba cherry wood colour, as per
the Jacob Bros. head office complex next door will provide breaks in the elevation and add a
further level of detail to the facade.

Roof air handling equipment will also be located to minimize visibility from the street.
Wall mounted accent lighting will provide light and augment the building’s soffit-
mounted lighting. In addition exterior security lighting around the site and the building
will work with the site’s landscaping and minimize after-dark shaded areas.

Landscaping

The landscaping plan for the site provides for the required 3.0 metres (10 ft.) of landscaping
along 189 Street. The landscaping strip will incorporate the bioswale as required in the
Campbell Heights area to allow for site bio-filtration and treat storm water runoff.

The landscaping plan for the site calls for 32 new trees to be planted on-site (including vine
and paperback maples, serviceberry and green ash), along with shrubs and vines and
groundcover around the building and parking lot areas.

A broom finished concrete saw cut sidewalk will provide for a direct pedestrian connection
from the street to the units on site. The site’s garbage area and PMT will be screened in
keeping with Campbell Heights design guidelines. No fencing is proposed on the site.

Park Interface

Staff have worked with the applicant to create an appropriate landscaping treatment along the
park interface at the rear of the property, that will restore the informal pathway and parkland
grades to their original condition.
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e Specifically the developer has agreed to restore the park land and to construct a retaining wall,
1.5 metres in from the property line, in order to provide for a strip of naturalized landscaping
adjacent to the path. The retaining which will match and compliment the wall on the
property to the south (3399 189 Street) containing Jacob Bros. head office will have a
maximum height of 1.5 metres (5 ft.). The retaining wall will then taper down over the length
of the site north along the property line.

¢ In keeping with the treatment to the south, the site will include 1.5 metres (5 ft.) both along
the top of the wall, flush with the park site and another 1.5 metres ( 5 ft.) of landscaping at the
base of the wall. Collectively the two proposed landscaping strips will provide the required
3.0 metres (10 ft.) of landscaping adjacent to the Park and the Biodiversity Conservation
Strategy (BCS) corridor as required under the area’s guidelines and the CD zone for the site.

¢ Given no outdoor storage is proposed in the rear yard area, the applicant is seeking to simply
place a guard rail on top of the retaining wall along the west side of the property. The specific
guard rail details and specs have yet to be determined and will need to coordinate with the
decorative 2.5 m (8 ft.) permeable metal fencing which will enclose and screen the interior
operations of the site along the same property line to the south.

PRE-NOTIFICATION

e In August 2015 a development sign was posted on the site and the project was referred to
the Little Campbell Watershed Society (LCWS) for review and comment. The LCWS has
indicated they have no objection to the proposal and there is no apparent short-term
impact perceived on the Little Campbell River at this time.

SUSTAINABLE DEVELOPMENT CHECKLIST

On October 13, 2015, the applicant prepared and submitted a sustainable development checklist
for the development site. The table below summarizes the 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 development application is consistent with the
prescribed use (Land Use Designations and Zoning)
and site context.

2. Density & Diversity (B1-B7) « The project density is in keeping with the Zoning
By-law.

3. Ecology & Stewardship (C1-C4)  The project will incorporate bio-swales and low impact
development standards.

4. Sustainable Transport & Mobility | « None

(D1-D2)
5. Accessibility & Safety (E1-E3) « The site will utilize CPTED (Crime Prevention through
Environmental Design) principles.
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Sustainability Criteria Sustainable Development
Features Summary
6. Green Certification (F1) e None

7. Education & Awareness (G1-G4) | » None

BY-LAW VARIANCE AND JUSTIFICATION

(a)

Requested Variance:

To reduce the front yard setback from 7.5 metres (25 ft.) to 6.0 metres (20 ft.)

Applicant's Reasons:

Units #102 - #109 in the warehouse will measure 9 metres (30 ft.) in width and
follow the building’s standard concrete tilt-up wall dimension of 9 metres (30 feet).
In contrast, the front unit #101, the largest on the site, will measure 22.5 metres

(75 ft.) in width, or 2.5 times the width of the other units. In order to maintain the
standard unit width, the applicant is requesting a 1.5 m variance to the front yard
setback.

The warehouse also cannot be shifted west to the back of the site, as the depth of
the 8.8 metre (29 ft.) rear yard driving aisle will be required to accommodate
truck turning movements.

Staff Comments:

To date there are no precedents to reduce front yard setbacks in the Campbell
Heights North Business Park. Further no variances have been approved for any
setbacks in the area.

Granting a Development Permit (DVP) to reduce the front yard setback of this
building would set a precedent in Campbell Heights, which in turn could impact
several properties, effect streetscapes and present equity issues among the
owners and developers in the area.

While the building must be situated in the middle of the site, to accommodate
truck and vehicular circulation, there are multiple other properties of similar size
and configuration located within the Campbell Heights North Business Park.
Several of these properties have already been developed without variances.

Setting the building back at the required 7.5 m (25 ft) setback would result in a
45 m” (480 ft*) reduction in the building’s footprint. Staff believe this will not
create any significant construction hardships or add any significant cost to the
developer.

Staff do not support the proposed variance and recommend denial of the
applicant’s request for a 1.5 metre (5 ft) variance.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I
Appendix II
Appendix III
Appendix IV

HP/dk

Lot Owners, Action Summary and Project Data Sheets

Site Plan, Building Elevations, Landscape Plans and Perspective
Engineering Summary

Development Variance Permit No. 7914-0372-00

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development
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Information for City Clerk

APPENDIX |

Legal Description and Owners of all lots that form part of the application:

1. (a) Agent: Name: Oleg Verbenkov
Pacific Land Group
Address: 12992 - 76 Avenue, Unit 212
Surrey, Bc V3w 2v6
Tel: 604-501-1624 - Primary
604-501-1624 - Fax
2. Properties involved in the Application
(@) Civic Address: 3425 - 189 Street
(b) Civic Address: 3425 - 189 Street
Owner: 0988148 Bc Ltd
Director Information:
Todd Jacob
No Officer Information as at October 14, 2015
PID: 029-167-124

Lot 13 Section 28 Township 7 New Westminster District Plan Epp31532

3. Summary of Actions for City Clerk's Office

(@)

If Council agrees, proceed with Public Notification for Development Variance Permit
No. 7914-0372-00 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 final adoption of the associated Rezoning By-law.

\\file-server1\net-data\csdc\generate\areaprod\save\27362691068.doc

KD 10/15/15 1:00 PM



DEVELOPMENT DATA SHEET

Proposed/Existing Zoning: CD By-law 17146 & 17934

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total - -
Road Widening area - -
Undevelopable area - -
Net Total - 7,160 m’

LOT COVERAGE (in % of net lot area)

Buildings & Structures 60% 39%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)

Front 7.5 m 6.0 m
Rear 7.5 m 11.79 m
Side #1 (N) 7.5 m 15.8 m
Side #2 (S) 7.5 m

1.5 m

BUILDING HEIGHT (in metres/storeys)

Principal 14 m 8.53m

NUMBER OF RESIDENTIAL UNITS - -

Bachelor - -

One Bed - -

Two Bedroom - -

Three Bedroom + -

Total - -

FLOOR AREA: Residential - -

FLOOR ARFA: Commercial - -

Retail - -

Office - -

Total - -

FLOOR AREA: Industrial 3,879 m* 3,879 m*

FLOOR AREA: Institutional - -

TOTAL BUILDING FLOOR AREA 3,879 m® 3,879 m®

\\file-server1\net-data\csdc\generate\areaprod\save\27362691068.doc
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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)

AMENITY SPACE (area in square metres)

Indoor

Outdoor

PARKING (number of stalls)

Commercial

Industrial

Residential Bachelor + 1 Bedroom

2-Bed

3-Bed

Residential Visitors

Institutional

Total Number of Parking Spaces

Number of disabled stalls

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

| NO

\\file-server1\net-data\csdc\generate\areaprod\save\27362691068.doc
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Jacob BROS. Construction - Lot 13
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APPENDIX III
!lSURREY INTER-OFFICE MEMO

> the future lives here.

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

FROM: Development Services Manager, Engineering Department
ATE: October 14, 2015 PROJECT FILE: 7814-0372-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 3425189 Street
DEVELOPMENT PERMIT
There are no engineering requirements relative to issuance of the Development Permit.
BUILDING PERMIT
The following issues are to be addressed as a condition of issuance of the Building Permit:

o Confirm water, sanitary and storm service connections provided for the site under project
7812-0160-00 are adequate for the intended use; relocate/modify through the BP process, if
required.

e Construct two driveways at the locations shown on the Site Plan, with driveway letdowns
of 9.0 m width, and 200 mm sidewalk thickness at driveway crossings and adjust/modify
drainage features if required.

o Construct onsite infiltration and water treatment features as per Campbell Heights Land
Use Plan requirements and as described in servicing plans under City project 7814-0294-00
and Restrictive Covenants on title.

* Resolve current violations on the site prior to the issuance of a Building Permit. Violations
include but may not be limited to:

1. Potential damage to the Boulevard and Drainage System fronting 18g Street when
City boulevard and drainage infrastructure may have been impacted by works on
the subject property.

2. Damage to the adjacent Park Green Belt west of the property when the site was
leveled and a steep slope was cut into Parkland creating a hazardous slope
condition along an existing walkway.

/5

Rémi Dubé, P.Eng.
Development Services Manager
IKa




APPENDIX IV

CITY OF SURREY

(the "City")
DEVELOPMENT V. CE PERMIT
NO.: 7914-0372-00
Issued To: 0988148 BC Ltd
("the Owner")
Address of Owner: 1688 - 152 Street, Unit 309

Surrey, BC V4A 4N2

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: 029-167-124
Lot 13 Section 28 Township 7 New Westminster District Plan Epp31532

3425 - 189 Street

(the "Land")

3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(@) In Section F of Yards and Setbacks of "Comprehensive Development Zone (CD)"
(By-law No. 17146, as amended by By-law 17934) the minimum front yard setback
may be varied from 7.5 metres (25 ft.) to 6.0 metres (20 ft.)

4. This development variance permit applies to only that portion of 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.

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 ,20 .
ISSUED THIS DAY OF 3 20 .

Mayor - Linda Hepner

City Clerk - Jane Sullivan

\\file-server\net-data\csdc\generate\areaprod\save\28n5000024.doc
. 10/15/15 9:51 AM
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