
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7915-0316-00 
 

Planning Report Date:  July 11, 2016 

 

PROPOSAL: 

Amend CD By-law No. 17490 
Development Permit 

to permit the development of a 3-storey office building. 
 

LOCATION: 15550 - 32 Avenue 

OWNER: 1057359 B.C. Ltd. 

ZONING: CD Zone (By-law No. 17490) 

OCP DESIGNATION: Urban 

NCP DESIGNATION: Live & Work or Business Park Areas 
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RECOMMENDATION SUMMARY 
 

By-law Introduction and set date for Public Hearing to amend CD By-law No. 17490. 
 

Approval to draft Development Permit. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

The applicant is requesting an amendment to CD Zone (By-law No. 17490) to: 
 

o allow a small-scale drug store operated in conjunction with a medical office as a 
permitted use; and  

  
o reduce the minimum west side yard setback from 6.0 metres (20 ft.) to 

3.6 metres (12 ft.). 
 
 
RATIONALE OF RECOMMENDATION 
 

The proposal complies with the OCP designation for the subject site. 
 
The proposal complies with the “Live & Work or Business Park Areas” designation in the 
Rosemary Heights Business Park Neighbourhood Concept Plan (NCP). 

 
The proposed office building is appropriate for the Rosemary Heights Business Park NCP Area 
and will be complementary to a 3-storey office building proposed under Development 
Application No. 7913-0003-00 for the adjacent property to the west at 15542 – 32 Avenue. 

 
The proposed development is contemporary in architectural character and features high 
quality durable materials. The urban form and contemporary design is appropriate for this 
part of Rosemary Heights.    

 
The proposed office building complies with the uses permitted under CD Zone 
(By-law No. 17490), with the exception of the proposed small-scale drug store.  The use is 
proposed as an accessory use that is only permitted in conjunction with medical offices.  

 
The requested reduction to the west side yard setback is consistent with the side yard 
setbacks permitted under the “Business Park 3 Zone (IB-3)” proposed for the property to the 
west under Development Application No. 7913-0003-00, which has received Third Reading. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to amend “Comprehensive Development Zone (CD)” 

(By-law No. 17490) and a date be set for Public Hearing. 
 
2. Council instruct staff to resolve the following issues prior to final adoption: 
 

(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) final approval from the Ministry of Transportation & Infrastructure; 
 
(c) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; and 
 

(d) 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 III. 
 

Parks, Recreation & 
Culture: 
 

Parks requests that the applicant ensure CPTED principles such as 
clear site lines, active rooms and windows facing the park are 
applied.  
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary Approval is granted for the rezoning for one year 
pursuant to Section 52(3)(a) of the Transportation Act.  
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SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant 
 
Adjacent Area: 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

North (Across 32 
Avenue): 
 

Townhouses Urban/Townhouses RM-15 

East : 
 

Cemetery Suburban/Existing 
Cemetery 

PC 

South: 
 

Greenbelt and townhouses Urban/Live & Work or 
Business Park Areas 

CD (By-law No. 
17490) 

West: 
 

Single family dwelling 
(Development Application 
No. 7913-0003-00 is at 
Third Reading and 
proposes to develop a 3-
storey office building).  

Urban/Live & Work or 
Business Park Areas 

A-2 (Development 
Application No. 
7913-0003-00 
proposes rezoning 
from A-2 to IB-3) 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Context/Background 
 

The subject site is approximately 1,796 square metres (0.44 acres) in size and is designated as a 
"Live & Work or Business Park Area" in the Rosemary Heights Business Park Neighbourhood 
Concept Plan (NCP) and Urban in the Official Community Plan (OCP).  
 
The subject site was previously rezoned from “Intensive Agriculture Zone (A-2)” to 
“Comprehensive Development Zone (CD)” (By-law No. 17490) under Development 
Application No. 7910-0173-00. This application included issuance of a Development Permit for 
a 3-storey office building at this location; however, the office building was not constructed 
and the Development Permit has now expired.  

 
The previous application also included the development of live-work townhouses to the south 
at 15588 – 32 Avenue and conveyance of the greenbelt, also to the south, to the City as 
parkland.  

 
Current Proposal 
 

The applicant is proposing a Development Permit for a 3-storey office building and 
amendments to CD Zone (By-law No. 17490) to allow a small-scale drug store as an accessory 
use and to reduce the west side yard setback from 6.0 metres (20 ft.) to 3.6 metres (12 ft.). 
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The proposal is consistent with the “Live & Work/Business Park Area” designation in the NCP, 
as well as the proposed development to the west. The current proposal complies with all 
aspects of CD By-law No. 17490 with the exception of a requested reduction to the west side 
yard setback and the proposed small-scale drug store use.  

 
CD Zone Amendment 
 

The existing CD Zone (By-law No. 17490) is based on the IB Zone with some variations that 
were made to suit the previous proposal for a 3-storey office building under Development 
Application No. 7910-0173-00. 

 
Building Setback Reduction 

 
The applicant has requested a reduction to the minimum west side yard setback from 
6 metres (20 ft.) to 3.6 metres (12 ft.), which is consistent with the side yard setbacks 
permitted under the IB-3 Zone proposed for the property to the west under Development 
Application No. 7913-0003-00. Staff support this amendment based on the change in the 
surrounding development context in the time since CD By-law No. 17490 was adopted.  

 
Small Scale Drug Store 
 

The application proposes a small-scale drug store that would be operated in conjunction with 
a proposed medical office located within the 3-storey office building.  
 
Council has previously expressed concern for the possible over-concentration of small 
stand-alone drug stores in some areas but has been receptive to small-scale drug stores that 
operate in conjunction with a medical office.  

 
The General Provisions of the Zoning By-law require that no small-scale drug store locate 
within 400 metres (1,300 ft.) of an existing drug store, small-scale drug store or methadone 
dispensary. There are no other drug stores, small-scale drug stores or methadone dispensaries 
located within 400 metres (1,300 ft.) of the proposed small-scale drug store. The closest 
small-scale drug store is located at the Morgan Creek Corporate Centre at 32 Avenue and 
152 Street, approximately 460 metres (1,509 ft.) from the subject site. 

 
The proposed small-scale drug store would allow the medical office to offer an enhanced 
range of medical-related services including having a registered pharmacist dispense 
prescribed medication on-site, adding greater convenience for patients and allowing medical 
staff to better monitor overall patient health. 
 
The proposed clinic and small-scale drug store will provide additional medical services in a 
neighbourhood that has experienced increased multi-family residential development in recent 
years. 
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PRE-NOTIFICATION 
 
Pre-notification letters were sent on October 14, 2015 to 453 neighbouring property owners and a 
Development Proposal Sign was installed on June 21, 2016. The following comments have been 
received in response to the public notification:  
 

Staff received several emails and phone calls from residents of the townhouse site to the south 
at 15588 – 32 Avenue expressing concerns about the potential traffic generated by the 
proposed office building. Specific concerns include the potential for increased traffic on the 
existing private road through the townhouse site (connecting between 32 Avenue and 
31 Avenue), as well as speed/safety and concerns that office visitors will park vehicles on the 
townhouse property. 

 
The proposed office building will be accessed via a signalized intersection at 32 Avenue and 
156A Street. The applicant is proposing 29 parking spaces, exceeding the parking 
requirements for the proposed uses. The City’s Transportation Department has reviewed the 
proposal and found it to be acceptable from a traffic impact perspective.  
 
The proposed 3-storey office building is appropriate under the business park designation and 
is consistent with the previous proposal that was approved under Development Application 
No. 7910-0173-00. The existing live/work townhouses were approved as part of this 
application.  
 
The proposed office building is complementary to the 3-storey office building proposed under 
Development Application No. 7913-0003-00 for the neighbouring site to the west.  

 
 
DESIGN PROPOSAL AND REVIEW 
 
Parking and Access 
 

The site will be accessed from 32 Avenue, at the northeast corner of the site via a signalized 
intersection at 156A Street.  
 
Parking for the office building will be provided in a surface parking lot located on the eastern 
portion of the site.  
 
A total of 25 parking spaces are required based on the floor area of the proposed office, 
medical office and retail store (small-scale drug store) uses. The application proposes 
29 parking spaces, which exceeds the Zoning By-law parking requirements. 

 
Site Layout and Architectural Design  
 

The proposed development is for a 3-storey office building with a total floor area of 
981 square metres (10,560 sq. ft.), representing a Floor Area Ratio (FAR) of 0.55, which is 
within the maximum 0.65 FAR permitted under the CD Zone. 
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The proposed office building will be situated on the western portion of the site, oriented to 
32 Avenue. In the future, the building will interface with the 3-storey office building being 
proposed for the neighbouring site to the west located at 15542 – 32 Avenue.  

 
The current proposal is similar in form and character to the proposal which was previously 
approved on the property for an office building under Development Application 
No. 7910-0173-00.  The office building is contemporary in architectural character and features 
high quality durable materials. Colours used will be neutral earth tones in a similar colour 
palette as the live/work townhouses to the south, including brick red and neutral beige. 
Siding materials consist of a combination of EIFIS (exterior insulation and finish system) and 
brick. The building includes significant amounts of glazing on all building elevations. 

 
The building features a stepped back upper floor and balcony on the north elevation facing 
32 Avenue.  

 
The main entrance to the building will be located on 32 Avenue, close to the parking lot, as 
well as storefront entrances on the north side of the building for main floor tenants. Stairwell 
exit doors will be located on the east and west sides of the building. No access is proposed at 
the rear of the building.  

 
Fabric awnings have been added to the main floor storefronts to provide an added level of 
architectural detail and to enhance the pedestrian experience.  

 
Signage  
 

Signage for the proposed office building consists of the following, which complies with the 
regulations of Surrey Sign By-law, 1999, No. 13656:  

o one illuminated channel lettering logo on the upper floor; 
o one freestanding sign to be located along 32 Avenue near the entrance to the 

parking lot, setback 2 metres (6.5 ft.) from the front lot line;  
o a concrete bench with freestanding metal letters of the building’s address, to be 

located at the main entrance to the building; and  
o canopy signage for the ground floor units.    

 
 
LANDSCAPING 
 

There are currently no trees on the subject site. 
 
A Landscaping Plan dated June 2016 was prepared by JHL Design Group Inc. The proposed 
landscaping for the site consist of a variety of trees including Amanogawa Cherry, Pacific Fire 
Vine Maple, Katsura, Pink Japanese Snowbell, Flame Amur Maple, Akebono Flowering 
Cherry, as well as several varieties of shrubs and other plants.   

 
A total of 32 trees are proposed to be planted on the site. 

 
A paved walkway will be located along the front of the building to provide access to the main 
entrance and main floor storefronts. The walkway will continue around the east and west 
sides of the building to the stairwell exit doors and will provide a connection to the parking 
lot. 
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The garbage enclosure will be located on the east side of the building, adjacent to the parking 
lot. It will be a decorative enclosure made of brick and hardie panel on a concrete base. The 
garbage enclosure will be screened with landscaping.   

 
Specialty decorative paving will be used in the parking lot to visually break up the length of 
the drive aisle.  

 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
June 29, 2016.  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 subject site is located at 32 Avenue and 156A Street in the 
Rosemary Heights Business Park Neighbourhood Concept Plan (NCP) 
Area.  

2.  Density & Diversity  
(B1-B7) 

The current proposal is for an office building only; however, the site 
was previously subdivided and rezoned as part of a larger 
comprehensive development under Development Application 
No. 7910-0173-00, which included development of the live/work 
townhouses to the south at 15588 – 32 Avenue.  
CD By-law No. 17490 permits density up to 0.65 floor area ratio 
(FAR). The application proposes 0.55 FAR.  

3.  Ecology & 
Stewardship  

(C1-C4) 

n/a   

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

n/a 

5.  Accessibility & 
Safety  

(E1-E3) 

The design of the site incorporates Crime Prevention Through 
Environmental Design (CPTED) principles including surveillance and 
protection (“eyes on the street”). Proposed building exits will be 
visible from 32 Avenue. 

6.  Green Certification  
(F1) 

n/a 

7.  Education & 
Awareness  

(G1-G4) 

Pre-notification letters were sent on October 14, 2015 and a 
Development Proposal Sign was installed on June 21, 2016. This 
application will be subject to a Public Hearing for the proposed 
amendments to the CD Zone.  
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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 
Appendix IV. Proposed CD By-law Amendment 
 

original signed by Ron Hintsche 
 
 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
EM/ar 
 

dk7
Typewritten Text



 

 

APPENDIX I 
 

Information for City Clerk 
 
Legal Description and Owners of all lots that form part of the application: 
 
1.  (a) Agent: Name: Joe Minten 

JM Architecture Inc. 
Address: Main Floor – Building #4 
 15243 – 91 Avenue 
 Surrey, BC  V3R 8P8 
Tel: 604-583-2003 - Work 

 
 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 15550 - 32 Avenue 
 

(b) Civic Address: 15550 - 32 Avenue 
 Owner: 1057359 B.C. Ltd. 

Director Information: 
Randeep Gill 
Rupinder Kooner 
 
No Officer Information 
 

 PID: 028-899-857 
 Lot 2 Section 23 Township 1 New Westminster District Plan BCP512702 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to rezone the site. 
 

(b) Application is under the jurisdiction of MOTI.  YES 
 

MOTI File No. 2015-05173 
 



 

 

 
DEVELOPMENT DATA SHEET 

Existing Zoning:  CD By-law No. 17490 
Required Development Data Minimum Required / 

Maximum Allowed 
Proposed 

LOT AREA*  (in square metres)   
 Gross Total 1,500 m2 1,797.54 m2 
  Road Widening area n/a  
  Undevelopable area n/a  
 Net Total  1,797.54 m2 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 45% 18.9% 
 Paved & Hard Surfaced Areas  53.7% 
 Total Site Coverage  72.6% 
   
SETBACKS ( in metres)   
 Front 1.5 m 4.61 m 
 Rear 1.5 m 1.52 m 
 Side #1 (East) 1.5 m 4.34 m 
 Side #2 (West) 6.0 m 3.60 m 
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 13.0 m 13.0 m 
 Accessory n/a  
   
FLOOR AREA    
            Main - Retail (Pharmacy) & Medical Office  269 m2 
            2nd -  Medical Office & Dental Office  349 m2 
            3rd - Offices  273 m2 
            Basement floor area  292.7 m2 
TOTAL BUILDING FLOOR AREA   1183.7 m2 
     
DENSITY   
 FAR (gross) 0.65 .55 
 FAR (net)   
     
PARKING (number of stalls)   
             Commercial - Retail (Pharmacy) - 102.2 m2 2.75 sp./ 100 m2 = 3 3 
             Medical Offices  & Dental Office- 515.8 m2 3.5 sp./100 m2  =  18 18 
             Offices 2.5 sp./100 m2 = 7 8 
Total Number of Parking Spaces 25 29 
 Number of disabled stalls 0 1 
 Number of small cars   6 
Tandem Parking Spaces:  Number / % of Total 
Number of Units 

Not permitted n/a 

    
Heritage Site NO Tree Survey/Assessment Provided NO 
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CITY OF SURREY 
 

BY-LAW NO.    
 
 

  A by-law to amend "Surrey Zoning By-law, 1993, No. 12000,  
  Amendment By-law, 2011, No. 17490" 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
 
THE CITY COUNCIL of the City of Surrey, in open meeting assembled, ENACTS AS FOLLOWS: 
 
1. "Surrey Zoning By-law, 1993, No. 12000, Amendment By-law, 2011, No. 17490" is hereby 

amended as follows: 

 
(a) Sub-section 2.B.2.(c) is amended by inserting the following after Sub-section 

2.B.2(c)v.: 
 

“vi. Retail store limited to a small-scale drug store, provided that: 
 

a. The small-scale drug store is an accessory use only to offices of 
medical doctors who are licensed with the College of Physicians 
and Surgeons; 

 
b. There is not more than one small-scale drug store on the Lands; and 

 
c. The small-scale drug store is contained in the same principal 

building as the medical doctors' offices.” 
 
 

(b)       Section 2.F. is deleted and replaced with the following: 
 
“1.  Block A:  
 

Buildings and structures shall be sited not less than 6.0 metres [20 ft.] from 
the west lot line and not less than 1.5 metres [5 ft.] from any other lot line. 
Measurements to be determined as per Part 1 Definitions of Surrey Zoning 
By-law, 1993, No. 12000, as amended.  

 
2.  Block B: 
 

Buildings and structures shall be sited not less than 3.6 metres [12 ft.] from 
the west lot line and not less than 1.5 metres [5 ft.] from any other lot line. 
Measurements to be determined as per Part 1 Definitions of Surrey Zoning 
By-law, 1993, No. 12000, as amended.  

 
3.  Blocks C and D:  
 

Not applicable.” 
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2. This By-law shall be cited for purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment By-law, 2011, No. 17490, Amendment By-law, 2016, No. __________. " 

 
 
PASSED FIRST AND SECOND READING on the              th day of                        , 20  . 
 
PUBLIC HEARING HELD thereon on the                th day of                             , 20  . 
 
PASSED THIRD READING ON THE                 th day of                               , 20  . 
 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the               th day of                       , 20  . 
 
 
 
  ______________________________________  MAYOR 
 
 
 
  ______________________________________  CLERK 
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