
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7915-0373-00 
 

Planning Report Date:  July 11, 2016 

 

PROPOSAL: 

Rezoning from CHI to CD  
Development Permit 

to permit the development of a three-storey 
commercial/office building. 

LOCATION: 8362 - 120 Street 
 

OWNER: 1022312 BC Ltd. 
 

ZONING: CHI 

OCP DESIGNATION: Commercial 
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RECOMMENDATION SUMMARY 
 

By-law Introduction and set date for Public Hearing for Rezoning. 
 

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

None. 
 
 
RATIONALE OF RECOMMENDATION 
 

The proposal complies with the OCP Designation for the site. 
 
The proposed rezoning to "Comprehensive Development Zone (CD)" (based upon C-8 and 
CHI) is considered reasonable as the proposed mix of uses permitted are appropriate for the 
subject property which is relatively small, and supports redevelopment of the subject property 
in accordance with current City policies. Furthermore, the applicant is providing structured 
parking to accommodate half of the proposed parking spaces on-site.  

 
The proposed setbacks achieve a more urban, pedestrian-oriented streetscape, by allowing the 
building to be sited closer to the street. 

 
The proposed multi-tenant commercial building is considered attractive, well-designed and 
provides an appealing addition to 120 Street/Scott Road. The proposed density and building 
form are appropriate for this commercial area in Newton. 

 



Staff Report to Council 
 
File: 7915-0373-00 

Planning & Development Report 
 

Page 3 
 
 
RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to rezone the subject site from "Highway Commercial Industrial 

Zone (CHI)" to "Comprehensive Development Zone (CD)" and a date be set for Public 
Hearing. 

 
2. Council authorize staff to draft Development Permit No. 7915-0373-00 including a 

comprehensive sign design package generally in accordance with the attached drawings 
(Appendix II). 

 
3. 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)  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; 
 
(d) demolition of existing buildings and structures to the satisfaction of the Planning 

and Development Department; and 
 
(e) registration of a Section 219 Restrictive Covenant to adequately address the City’s 

needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture. 

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

subject to the completion of Engineering servicing requirements as 
outlined in Appendix III. 
 

Surrey Fire Department: No concerns. 
 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Small two-storey commercial building containing an automobile parts 

shop, an alterations shop and a computer repair shop. 
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Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
North: 
 

Dental office, pharmacy 
and medical clinic 

Commercial C-8 

East (Across lane): Single family dwellings Multiple Residential RA 
South: 
 

Household items store Commercial C-8 

West (Across 120 Street): 
* property located in the 
Corporation of Delta 

Carpet Outlet N/A N/A 

 
 
DEVELOPMENT CONSIDERATIONS 
 

The subject 0.12-hectare (0.29-acre) site is designated Commercial in the Official Community 
Plan (OCP). The site is currently zoned Highway Commercial Industrial Zone (CHI) and is on 
the east side of 120 Street (Scott Road), south of 84 Avenue. 
 
The application proposes rezoning from CHI to CD based on C-8, and a Development Permit 
to allow a three-storey 1,148 square metres (12,357 sq. ft.) retail/office building. 

 
The three-storey building proposes 177.5 (1,911 sq. ft.) of ground-floor retail, and 971 square 
metres (10,452 sq. ft.) of office space on the upper floors, with one office on the ground floor.  

 
The proposed rezoning to CD is compatible with the Commercial designation in the OCP, and 
is considered an appropriate use for this property. Proposed uses, height, FAR and setbacks 
are consistent with other commercial developments along 120 Street in this area of Newton. 

 
Scott Road Corridor Transportation Planning Study (2001) 

The subject property is located within the Scott Road Corridor Transportation Planning Study 
(2001) which reflects the combined efforts of the City of Surrey and Corporation of Delta to 
provide a long-term strategic vision for redevelopment along 120 Street. The study calls for 
City staff to encourage the redevelopment of under-utilized properties with surface parking 
through incentives that include higher density and reduced on-site parking requirements. In 
addition, the Scott Road Corridor Study promotes additional landscaping, sidewalk widening, 
high-quality building materials, extensive glazing and/or weather protection canopies in order 
to improve the overall appearance of the exterior façade as well as promote attractive 
streetscapes. 
 
The proposed rezoning to "Comprehensive Development Zone (CD)" (based upon C-8 and 
CHI) is considered reasonable given the subject property is located along an arterial road 
(Scott Road/120 Street) with existing Frequent Transit Network (FTN) service and future B-
line service along 120 Street Scott Road, as identified within the Mayor’s Council Transit Plan. 
The subject property could, therefore, support a higher density three-storey commercial 
building as it will encourage other modes of transportation and greater walkability. 
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CD By-law 
 

A Comprehensive Development (CD) Zone is proposed based on a combination of 
“Community Commercial (C-8) Zone” and the “Highway Commercial Industrial (CHI) Zone”, 
(the current Zone for the site).  
 
The permitted uses proposed are the same as the C-8 Zone, with the exception of the 
following: 

o Neighbourhood pubs 
o Parking facilities 
o Automotive service uses of vehicles less than 5,000 kilograms [11,023 lbs] G.V.W., 

provided that such use is associated with a use permitted under this Zone 
o Entertainment uses excluding arcades and adult entertainment stores 
o Assembly halls 
o Dwelling unit 

 
The table below shows the main differences between C-8 Zone, CHI Zone and the proposed 
CD Zone: 
 

 C-8 Zone CHI Zone Proposed CD Zone 
FAR outside of 
NCP areas 0.80 1.00 1.00 

Building 
Setbacks 

7.5 metres [25 
ft.] from all lot 
lines 

7.5 metres [25 ft.] from all 
lot lines  
* One (1) side yard setback 
shall be 7.5 metres [25 ft.] or 
0.0 metre if the said side 
yard abuts a commercial or 
industrial lot. 

Front Yard: 4.0 metres [13 ft.] 
Rear Yard: 16.0 metres [52 ft.] 
Side Yard (north): 0.0 metres 
[0.0 ft.] 
Side Yard (south): 9.0 metres 
[30 ft.] 

Principal 
Building Height 

12 metres [40 
ft.].  9 metres [30 ft.]. 14.7 metres [48 ft.] 

Parking 
Requirement 

Part 5 Zoning 
By-law: would 
require 27 
stalls 

Part 5 Zoning By-law: 
would require 27 stalls 

26 parking spaces, with 
maximum 6 stalls as small car 
parking 

 
Proposal is for 0.98 FAR, with a lot coverage of 32.7%. FAR in the CD By-law was kept at 1.0 to 
accommodate for minor amendments, while lot coverage is the same as the C-8 Zone and CHI 
Zone at 50%. 

 
The proposed increased height is consistent with other recent developments approved in the 
area. In addition, according to the North Delta Area Plan, the west side of 120 Street/Scott 
Road is designated for “Mixed-use” which permits a combination of commercial, office uses as 
well as multifamily residential. In addition, the Delta side of 120 Street/Scott Road will permit 
a maximum density of 2.0 FAR and maximum building height of five stories under the 
recently approved North Delta Area Plan. 
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The front yard setback of 4 metres (13 ft.) is considered appropriate in order to locate the 
building closer to 120 Street thereby providing an attractive streetscape with surface/semi-
underground parking at the rear of the proposed building. The zero lot line on the northern 
boundary is considered acceptable given the site is directly adjacent to existing commercial. 
In addition, the proposed setbacks are similar to other setback relaxations permitted for  
multi-storey commercial buildings recently approved elsewhere on Scott Road. 

 
The parking requirement as per Part 5 of the Zoning By-law would require 27 stalls. The 
applicant is providing 26 stalls, with 6 of them as small car space. This is supported due to the 
proximity to transit. 

 
Landscaping and special regulations are proposed as per both C-8 and CHI. 

 
 
PRE-NOTIFICATION 
 
Pre-notification letters were sent on May 10, 2016 to 81 properties within 100 metres (328 ft.) of the 
subject site, including the Newton Community Association.  A development proposal sign was 
also installed on the site on May 30, 2016.  Staff received no comments. 
 
 
DESIGN PROPOSAL AND REVIEW 
 

The proposed three-storey commercial/office building is characterized as a contemporary 
building. The building massing is simple and emphasizes the exposed corner of the building. 
 
The building is proposed at the northwest corner of the site, with drive aisle along the south 
side leading to surface parking and underground parking at the rear of the site. 
 
Individual unit entries are oriented externally towards 120 Street with secondary access 
through the underground parkade. Signage is located only at the external entrance, to 
reinforce that it is the primary entrance. Orienting units towards the streets should help foster 
walking in the local area.  

 
The proposed building floor area is 1,148 square metres (12,357 sq. ft.). The ground floor has 
two retail units proposed, and one office unit, while the second and third floors have 5 office 
spaces each, for a total of 2 retail units and 11 office units in the building. 

 
The colours and materials proposed include cladding (white and grey), metal siding (grey), 
brick cladding (velour) and dark bronze glazing. A flat roof is proposed. 
 
Vehicular access to the site is proposed from 120 Street, connecting to the back lane. This 
access will have a registered easement to facilitate future development of the property to the 
south. A pedestrian ramp with stairs is also proposed between the vehicular ramp and the 
building, connecting the rear parking lot to the main entrance of the building along 120 Street. 
 
A total of 26 parking spaces are proposed, and this requirement is included in the CD By-law. 
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TREES AND LANDSCAPING 
 

There are currently no trees on the lot. 
 

The proposed landscaping includes a variety of trees and shrubs along 120 Street with 
stamped concrete and a variety of plantings along the lane.   
 
The new trees on the site will consist of a variety of trees including: Small Katsura, Cornelian 
Cherry Dogwood and Pacific Fire Vine Maple, as well as a variety of shrubs. 

 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
July 05, 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 property is located within a Frequent Transit Area. 
The proposed development complies with the land-use 
designation identified in the Official Community Plan. 

2.  Density & Diversity  
(B1-B7) 

The proposed density will comply with the Floor Area Ratio 
(FAR) specified in the CD By-law (based upon the C-8 and CHI 
Zones). 

3.  Ecology & Stewardship  
(C1-C4) 

n/a 

4.  Sustainable Transport & 
Mobility    (D1-D2) 

The subject property is conveniently located along an arterial 
road and provides direct pedestrian linkage to public transit on 
120 Street/Scott Road. 

5.  Accessibility & Safety  
(E1-E3) 

The proposal addresses CPTED concerns and provides a 
separate pedestrian connection to the rear of the property. 

6.  Green Certification  
(F1) 

n/a 

7.  Education & Awareness  
(G1-G4) 

n/a 

 
 
ADVISORY DESIGN PANEL 
 
The project was reviewed by the ADP at its meeting of February 25, 2016 (minutes, Appendix V), 
and reviewed again as an electronic submission on May 12, 2016 (minutes, Appendix V). 
 
The applicant has resolved the majority of the issues identified by the Panel to the satisfaction of 
the Planning and Development Department. 
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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. Survey Plan, Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix III. Engineering Summary 
Appendix IV ADP Comments 
Appendix V Proposed CD By-law 
 
 
INFORMATION AVAILABLE ON FILE 
 

Complete Set of Architectural and Landscape Plans prepared by JM Architecture Inc. and JHL 
Design Group Inc., respectively, dated June 30, 2016 and July 2016. 

 
original signed by Ron Hintsche 

 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
LFM/dk 



 

APPENDIX I 
 

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

JM Architecture Inc. 
Address: Unit # 100, 15243 - 91 Avenue, Bldg 4 
 Surrey, BC  V3R 8P8 
   
Tel: 604-583-2003 - Work 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 8362 - 120 Street 
 

 
(b) Civic Address: 8362 - 120 Street 
 Owner: 1022312 BC Ltd 

Director Information: 
Amrit Kaur 
Vikram Singh 
 
No Officer Information 
 

 PID: 009-852-808 
Lot 2 Except: Firstly; Part Shown On Statutory Right Of Way Plan 53886 Secondly: Part 
Dedicated Road On Plan Lmp4863 Block 1 Section 30 Township 2 New Westminster 
District Plan 13815 

 
 
3. Summary of Actions for City Clerk's Office 
 

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



 

DEVELOPMENT DATA SHEET 
 

 Proposed Zoning: CD 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total  1,259.75 m² 
  Road Widening area  93,11 m² 
 Net Total  1,166.64 m² 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 50% 35.5% 
 Paved & Hard Surfaced Areas  62.2% 
 Total Site Coverage  97.7% 
   
SETBACKS ( in metres)   
 Front 4 m 4 m 
 Rear 7.5 m 16.26 m 
 Side #1 (N) 0 m 0 m 
 Side #2 (S) 7.5 m 9.25 m 
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 14.7 m 14.63 m 
 Accessory  n/a 
   
FLOOR AREA: Commercial   
 Retail  383.13 m² 
 Office  765.32 m² 
  Total  1,148.45 m² 
   
TOTAL BUILDING FLOOR AREA 1,166.64 m² 1,148.45 m² 
   
DENSITY   
 FAR (gross)  0.91 
 FAR (net) 1.00 0.98 
   
PARKING (number of stalls)   
 Commercial 26 26 
 Total Number of Parking Spaces 26 26 
   
 Number of disabled stalls 1 1 
 Number of small cars  6 6 
 Tandem Parking Spaces:  Number / 

% of Total Number of Units 
n/a n/a 

 Size of Tandem Parking Spaces 
width/length 

n/a n/a 

 
Heritage Site NO Tree Survey/Assessment Provided NO 
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Advisory Design Panel 
Minutes  

2E - Community Room B 
City Hall 
13450 - 104 Avenue 
Surrey, B.C. 
THURSDAY, FEBRUARY 25, 2016 
Time: 5:00 pm 

 
Present: 

Chair – L. Mickelson 
S. Forrest 
K. Johnston 
D. Newby  
D. Ramslie 
D. Staples 
C. Taylor 
S. Vincent 
Insp. G. Bhayani, RCMP 

Guests: 

V. Mernon, AIBC Architect 
M. Grover, JM Architecture Inc. 
V. Singh 
J. Liu, JHL Design Group Inc. 
E. Kearns, Ankenman Associate Architect 
M. Mitchell, M2 Landscape Architecture 

Staff Present: 

M. Rondeau, Acting City Architect 
N. Chow, Urban Design Planner 
L. Luaifoa, Administrative Assistant 
 

 
 
A. RECEIPT OF MINUTES 
 

It was Moved by C. Taylor 
 Seconded by D. Staples 
 That the minutes of the Advisory Design 
Panel meeting of January 28, 2016 be received. 
 Carried 

 
 
 
B. NEW SUBMISSIONS 
 

1. 5:00 PM 
 

Urban Design Planner:  Nathan Chow/Mary Beth Rondeau 
 
 

The Urban Design Planner  
 

 The proposal generally meets the intent of the policy for land use. The height 
variance is supported given the slope on the site, the setback from the eastern 
single family across the lane and other 3-4 storey proposals on Scott Rd have 
been supported in past.  

File No.: 7915-0373-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: Rezoning and DP for a 3-storey commercial 

development.  
Address:  8360 to 8366 120 Street (Scott Road) 
Developer: Vikram Singh 
Architect: Joe Minten, JM Architecture, Inc.  
Landscape Architect: Jenny Liu, JHL Design Group Inc. 
Planner: Luci Moraes 

APPENDIX IV.



Advisory Design Panel - Minutes February 25, 2016 
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 The site currently has a ramp off Scott Rd and this feature is being replaced to 
allow access to the lane in 80-100m spacing similar to a block size.  

 Staff are seeking the ADP’s advice on the building character and specifically 
the dome feature.  

 

The Project Architect presented an overview of the site plan, building plans and 
streetscapes and highlighted the following: 

 

 This building has vinyl windows and the cladding material consists of materials 
such as brick on the west facade, metal cladding and a metal clad dome, EIFS 
cladding on the upper floors and concrete blocks on the north façade.  

 

The Landscape Architect reviewed the landscape plans and highlighted the 
following: 
 
 The front face has in-ground planting and tree beds alternating with walk-

throughs.   

 There is a bike parking area off the rear lane. 

 

 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
Rezoning and DP for a 3-storey commercial development 
File No. 7915-0373-00 

 
It was Moved by S. Vincent 
 Seconded by D. Newby 
 That the Advisory Design Panel (ADP) 
recommends C – that the applicant address the following issues to the satisfaction 
of the Planning & Development Department, and at the discretion of Planning 
staff, resubmit the project to the ADP for review.  

Defeated 
 

 
It was Moved by K. Johnston 
 Seconded by C. Taylor 
 That the Advisory Design Panel (ADP) 
recommends B - that the applicant address the following issues to the satisfaction 
of the Planning & Development Department, and resubmit the project to the ADP 
for review.  

Carried 
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STATEMENT OF REVIEW COMMENTS 

 
 

Site  

 The ramp to the lane is good for access to the street; however, could be 
enhanced with more sensitive pedestrian sidewalk transition down to the 
parking.  

 Pavement treatment of ramp should be more sensitive. 
 
 

Building Form and Character  

 The character context of Scott Rd allows a lot of variation and this sentimental 
architectural character can fit into that context. The design could draw on 
contemporary/traditional/urban mix. 

 The treatment of the corner with the strong dome element was generally not 
supported. The dome element adds presence to the corner but is too strong 
given that this is just a driveway ramp.  Suggest removing dome or height.   

 With the strong corner element, it sets up an expectation that there would be 
an entrance at the ground level.  A corner entrance could be considered 
regardless of the dome.  

 If dome is not removed, consider using the ceiling space for purpose, i.e. 
mechanical equipment or an increased ceiling height to the top floor.    

 Weather protection seems too narrow and tall to offer meaningful protection.  

 The rear façade is weak and should be treated more as a primary façade given 
the visibility to the existing and future residential to the east.  Recommend 
architectural treatment with more consistency with the front and ramp façade.  

 Recommend awnings over rear doors. 

 The zero lot line wall on the north appears to be forced with the block colour 
variations. Consider wrapping the brick. 

 Suggest more windows in stairwells. 

 
 

Landscaping 

 The front interface along Scott Rd is treated properly.   

 The landscape treatment of the lane should be significantly improved. Suggest 
adding greenery at the rear elevation to help soften. Relocate bike parking to 
the front and replace with landscaping. The garbage could be relocated as well. 

 Recommend fencing and lighting along the lane.  
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CPTED 

 Suggest the use of CCTV for the rear of the property.  

 The blank exit door on northwest corner on Scott Rd. may become an area for 
nuisance activity.  

 In the back parking suggest locking gate and down lighting. Consider 
relocation of garbage bin to increase visibility. 

 Consider sidewalk railings along the ramp for pedestrian safety. 

 Consider graffiti proofing for ramp sidewalls.  

 
Accessibility 

 Recommend 1 disabled parking space. 

 Recommend power doors at entrances, especially on Scott Road side. 

 Recommend horizontal elevator buttons and emergency call buttons. 

 Recommend disabled access sidewalk for after-hours access. 

 
 

Sustainability 

 Encourage as much energy sustainability as possible, recommending a 15% 
overall target rate of energy reduction. 

 Consider adding green space since the amount of hardscape is high and the 
site is over parked.  

 Suggest moving bike parking to the front of the building.  

 Suggest adding pedestrian access to the ramp to increase multi-modal options.  
 
 
D. Newby and G. Bhayani exited the meeting. 
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Advisory Design Panel 
Notes 

 

City Hall 
13450 – 104 Avenue 
Surrey, BC  V3X 3A2 
Wednesday, May 18, 2016 
 

 
Panellists: 
S. Forrest 
K. Johnston  
L. Mikkelsen 
D. Newby 
D. Ramslie 
D. Staples 
 

Support Staff: 
M. Rondeau, Acting City Architect, Planning & Dev. 
L. Luaifoa, Legislative Services 

 
 
A. ELECTRONIC REVIEW  
 

File No.: 7915-0373-00 
New or Resubmit: Resubmit  
Last Submission Date: February 25, 2016 
Description: Rezoning and DP for a 3-storey commercial development 
Address: 8360 to 8366 120 Street (Scott Road) 
Developer: Vikram Singh 
Architect:    Joe Minten, JM Architecture Inc. 
Landscape Architect: Jenny Liu, JHL Design Group Inc. 
Planner: Luci Moraes 
Urban Design Planner: Nathan Chow/Mary Beth Rondeau 

 
 
 

STATEMENT OF REVIEW COMMENTS 
 

The following comments were provided: 
 

 The modifications to the scheme generally address the direction from the panel, and are 
acceptable. 

 Additional tree planting along the lane should be incorporated.   

 The zero lot line wall has the wrapped brick which is an improvement.  The issue that 
remains is that the colour patterns were removed so there is now too much concrete block of 
one colour.  Suggestion is to bring back some patterns in a colour that complements with the 
wrapped brick. 

 The colour of glazing and materiality is still in question as it has not be clearly identified here 
in the package. 
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B. NEXT MEETING 
 

The next Advisory Design Panel is scheduled for Thursday, June 9, 2016, at 4:00 pm in 
2E-Community Room-B. 

 
 
 
 

            
Jane Sullivan, City Clerk   Leroy Mickelson, Advisory Design Panel 



APPENDIX V.












