
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7915-0239-00 
 

Planning Report Date: November 2, 2015   

 

PROPOSAL: 

• Development Permit 

to permit the construction of an industrial warehouse 
building with accessory office space 

LOCATION: 3557 - 190 Street 
 

OWNER: Aura Investments Ltd. 
 

ZONING:  CD (By-law Nos. 17146 & 17934) 

OCP DESIGNATION:  Mixed Employment 

LAP DESIGNATION:  Business Park 

  

 

 
 



Staff Report to Council 
 
File: 7915-0239-00 

Planning & Development Report 
 

Page 2 
 
 
RECOMMENDATION SUMMARY 
 
• Approval to draft Development Permit. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• None. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with OCP Designation and the Campbell Heights Business Park Local Area Plan 

(LAP). 
 

• The development is consistent with the Campbell Heights North Design Guidelines registered 
on the site. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7915-0239-00 generally in 

accordance with the attached drawings (Appendix II). 
 
2. 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 proposal.  No 

Engineering servicing requirements are required for this project. 
(Appendix III). 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Undeveloped pre-serviced industrial lands, devoid of trees and vegetation. 
 
Adjacent Area: 
 

Direction Existing Use OCP/LAP 
Designation 

Existing Zone 
 

North: 
 

Vacant lot approved for a 
warehouse/light manufacturing 
facility  under Development 
Application No. 7914-0328-00 

Mixed Employment/ 
Business Park 

CD (By-law Nos. 
17146 & 17934) 

East  
(Across 190 Street): 
 

Undeveloped industrial land Mixed Employment/ 
Business Park 

CD (By-law Nos. 
17146 & 17934) 

South: 
 

Vacant lot approved for an 
industrial building under 
Development Application No. 
7914-0110-00 

Mixed Employment/ 
Business Park 

CD (By-law Nos. 
17146 & 17934) 

West: 
 

Undeveloped industrial land Mixed Employment/ 
Business Park 

CD (By-law Nos. 
17146 & 17934) 
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DEVELOPMENT CONSIDERATIONS 
 
Background 
 
• The subject property is located in the Campbell Heights North area within Phase III of the 

business park.  The site fronts 190 Street, south of 36 Avenue.  The site area measures 
approximately 0.72 hectares (1.78 acres).  

 
• All of the Campbell Heights Phase III lands are designated “Mixed Employment” in the 

Official Community Plan (OCP), “Business Park” in the Campbell Heights Local Area Plan 
(LAP), and were zoned for “Comprehensive Development (CD)” under development 
application No. 7910-0032-00. 

 
• The CD By-law (Nos. 17146 and 17934) governing the uses of the site, allows for light impact 

industry, warehouse uses, distribution centres, limited office and other accessory uses, 
forming part of a comprehensive design. 

 
• The subject property was originally created under subdivision application No. 7912-0159-00 in 

October 2014.  The property and surrounding properties are currently devoid of trees and 
vegetation. 

 
Proposal 
 
• The applicant is applying for a Development Permit to regulate the form and character of a 

new industrial building consisting of three warehouse units with accessory office space. 
 

• The proposal comprises of a building with a total floor area of 3,343.6 square metres 
(35,990 sq. ft.) representing a gross floor area ratio (FAR) of 0.47.  The building consists of 
three units with a total of 2,316.6 square metres (24,936 sq. ft.) of warehouse space and 
1,027 square metres (11,055 sq. ft.) of accessory office space over two storeys.  The building will 
primarily be occupied by Tip Top Parts, a wholesaler of vacuum cleaner parts, as a distribution 
centre. 

 
• It is anticipated that the new facility will employ approximately 35 staff. 

 
Site Layout and Design 
 
• The main entry to the building will be the unit reserved for Tip Top Parts and articulated with 

a second storey balcony and screening wall.  Each individual unit will have an entry located 
along 190 Street. 

 
• Four truck loading bays are located at the rear of the building with one loading bay for smaller 

trucks on the south elevation of the building.  The south loading bay will be screened by a 
7.6 metre (25 ft.) high architectural wall in accordance with the requirements of the Zoning 
By-law.  A 1.8 metre (6 ft.) high metal gate will also be provided for additional screening and 
security for the loading areas of the site. 
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• Parking for visitors will be located at the front of the building adjacent 190 Street, while staff 

parking will be distributed along the rear (west) and south side of the building.  A total of 
48 parking stalls, including 2 handicap stalls will be provided, meeting the Zoning By-law 
parking requirement.  
  

• Pedestrian access to the site will be provided from 190 Street to three separate building entries 
for each tenant. 

 
Design Proposal and Review 
 
• The proposed building is generally consistent with the design guidelines outlined in the 

Campbell Heights North Design Guidelines and reflective of the standards within this area.  
The development concept behind Campbell Heights is a high quality, sustainable industrial 
business park. 

 
• The proposed concrete tilt-up building will have a linear appearance with architectural 

emphasis on the corner (Tip Top Parts) unit.  The front façade of the building will be 
articulated with black spandrel glazing and entry canopies to animate and add interest along 
the street.  The building will be painted a light grey (“Pavestone”) colour and accented with a 
dark grey (“Peppercorn”) band across the second storey to add horizontal articulation to the 
building. 

 
• The west and south elevations of the building will facilitate truck loading operations.  In 

keeping with the Campbell Heights guidelines, the loading areas will be fully screened from 
the fronting street with an architectural wall. 

 
Landscaping 
 
• The landscaping for this site proposes 26 new trees (including autumn brilliance serviceberry, 

red jewel crabapple, and western red cedar), along with shrubs, groundcovers, and grasses to 
be planted on-site along the entry walkways, parking lot, and in the landscaping strips 
surrounding the front portion of the site.  The intent of the proposed landscape is to 
introduce a variety of layered plantings to visually break up the scale of the building, screen 
parking, and enhance the presence of the site. 

 
• The proposal will provide the full 6 metre (20 ft.) wide landscaping strip along 190 Street as 

per the Zoning By-law requirements.  The landscape strip will incorporate a planted 
bioswale -complete with rain gardens, cobble channels, boulders and other vegetation, to 
treat storm water runoff and allow for on-site bio-filtration as required within Campbell 
Heights. 

 
• The vehicular access to the site will be finished with broom finished concrete with saw cuts.  

On-site pathways (stamped concrete) will provide direct pedestrian connections between the 
street and the building.  Bench seating will be provided for staff and visitors at the two entry 
walkways and in the staff amenity area. 

 
• Bike racks will be provided at the main building entry in close proximity to pedestrian access 

points. 
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• A staff amenity area with benches will be provided on the south side of the site, directly across 

from the main building entry to the Tip Top Parts unit. 
 

• The site’s garbage area will be located in the rear yard and enclosed.  The pad-mounted 
transformer (PMT) will be located within the south landscape strip.  Both will be properly 
screened in keeping with the Campbell Heights design guidelines. 

 
 

PRE-NOTIFICATION 
 
• A Development Proposal sign was posted on the site on September 21, 2015 and the proposal 

was referred to the Little Campbell Watershed Society (LCWS) for review and comment.  To 
date, staff has received no comments from surrounding property owners regarding the 
proposal. 

 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
August 28, 2015.  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 proposed development is consistent with the OCP and Campbell 
Heights Local Area Plan. 
 

2.  Density & Diversity  
(B1-B7) 

• The proposed density is consistent with the existing zoning. 

3.  Ecology & 
Stewardship  

(C1-C4) 

• Rain water management design features including a bioswale, natural 
landscaping, and sediment control devices will be incorporated.  

• Recycling pickup will be made available. 
4.  Sustainable 

Transport & 
Mobility   

(D1-D2) 

• Pedestrian oriented infrastructure will be accommodated through 
available bicycle racks, lighting, shower and change facilities, 
preferential carpool parking, and entrance canopies. 

5.  Accessibility & 
Safety  

(E1-E3) 

• N/A 

6.  Green Certification  
(F1) 

• The building will be designed to implement the requirements of 
ASHRAE 90.1 standards as required by the current BC Building Code. 

7.  Education & 
Awareness  

(G1-G4) 

• Daylighting through the use of skylights will permit natural light. 
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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. Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix III. Engineering Summary 
 
 
INFORMATION AVAILABLE ON FILE 
 
• Complete Set of Architectural and Landscape Plans prepared by Andrew Baziuk Architect Inc. 

and C. Kavolinas & Associates Inc., respectively, dated September 2015. 
 

original signed by Ron Hintsche 
 

 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
 
DH/dk 
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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: Bill Vendenberg 

Address:   Great Canadian Holdings Ltd. 
20465 - Douglas Crescent, P.O. Box 68 
Langley, B.C.  V3A 4B6 

     
Tel: 604-813-2219 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 3557 - 190 Street 
 

 
(b) Civic Address: 3557 - 190 Street 
 Owner: Aura Investments Ltd. 
 PID: 029-430-348 
 Lot 16 Section 28 Township 7 New Westminster District Plan EPP41342 

 
 
3. Summary of Actions for City Clerk's Office 
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DEVELOPMENT DATA SHEET 
 

 Existing Zoning:  CD (By-law No. 17146 & 17934) 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total  7,205 m2 
  Road Widening area   
  Undevelopable area   
 Net Total  7,205 m2 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 60% 39.1% 
 Paved & Hard Surfaced Areas   
 Total Site Coverage   
   
SETBACKS ( in metres)   
 Front – 190 Street 16.0 m 20.07 m 
 Rear 7.5 m 35.06 m 
 Side #1 (N) 7.5 m / 0.0 m 0.0 m 
 Side #2 (S) 7.5 m / 0.0 m 14.65 m 
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 14 m 9.45 m 
 Accessory   
   
FLOOR AREA: Commercial   
 Retail   
 Office  1,027.0 m2 
  Total  1,027.0 m2 
   
FLOOR AREA:  Industrial  2,316.6 m2 
   
TOTAL BUILDING FLOOR AREA  3,346.6 m2 

   
PARKING (number of stalls)   
 Commercial   
 Industrial   48 
   
 Total Number of Parking Spaces  48 
   
 Number of disabled stalls  2 
 Number of small cars   12 
 

Heritage Site NO Tree Survey/Assessment Provided NO 
* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 
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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: October 28, 2015 PROJECT FILE: 

RE: Engineering Requirements (Commercial/Industrial) 
Location: 3557 190 Street 

DEVELOPMENT PERMIT 

There are no engineering requirements relative to the Development Permit. 

BUILDING PERMIT 

The following are to be addressed prior to issuance of the Building Permit: 

• Completion and acceptance of Surrey Project 7812-0159-oo; 
• Evaluate services (e.g. driveways, water connections, sanitary sewer connections, storm 

water drainage) provided to the site by 7812-0159-oo and address through the BP process; 
• Relocation of service connections as required and abandonment of redundant service 

connections as required; 
• Relocation of curb letdown to proposed new location and associated modification to 

drainage features if required; and 
• Design/Construction of onsite infiltration and water treatment features as per Campbell 

Heights Land Use Plan requirements and as described in servicing plans under City 
project 7812-0159-oo and Restrictive Covenants on title. 

The applicant is advised to review the registered sustainable drainage and water quality control 
restrictive covenants prior to submitting building permit application. 

Remi Dube, P.Eng. 
Development Services Manager 

LR 
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