
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7916-0027-00 
 

Planning Report Date:  June 13, 2016 
   

 

PROPOSAL: 

• Development Permit 

to permit the development of an industrial building. 
 

LOCATION: 5219 - 188 Street 

OWNER: 1057725 BC Ltd. 

ZONING: IL 

OCP DESIGNATION: Industrial 
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RECOMMENDATION SUMMARY 
 
• Approval to draft Development Permit. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• None. 
 
 
RATIONALE OF RECOMMENDATION 

 
• Complies with the Industrial designation in the OCP and with the regulations of the IL Zone. 

 
• The proposal supports the City’s Economic Development and Employment Lands Strategies. 

 
• The proposed building form and land use are appropriate for this area. 
 
• The building features durable materials with substantial glazing towards the street edges.   

 
• Landscaping is proposed along the street frontages and within a 10-metre (33 ft.) wide buffer 

area along the north property line, adjacent residential lands. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7916-0027-00 generally in 

accordance with the attached drawings (Appendix II). 
 
2. Council instruct staff to resolve the following issues prior to 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) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect. 
 

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

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

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North: 
 

Single family dwelling 
with a childcare on 1 acre 
lot. 

Suburban A-1 

East (Across 188 Street): 
 

Truck parking and truck 
facility under 
construction.  

Industrial IL 

South (Across 52 Avenue 
and rail right-of-way): 
 

Agricultural land within 
the ALR. 

Agricultural A-1 

West: 
 

Vacant property. Industrial IL 
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DEVELOPMENT CONSIDERATIONS 
 
• The subject property is located at 5219 – 188 Street at the northwest corner of 52 Avenue and 

188 Street. The site encompasses an area of 1.65 hectares (4.1 acres).  The subject property is 
designated Industrial in the Official Community Plan (OCP), and is zoned Light Impact 
Industrial Zone (IL). 
 

• There was a Development Permit application on the subject site (Application 
No. 7914-0088-00) to permit development of four industrial buildings consisting of 
approximately 28 industrial units.  Staff were authorized by Council to draft the Development 
Permit on December 15, 2014.  In 2015, the property was sold and the application was 
subsequently closed.    
 

• The site slopes upwards approximately 4%, or 6 metres (20 ft.) from the south end of the site 
to the north end of the site and slopes upwards approximately 2%, or 2 metres (7 ft.) from the 
west end of the site to the east end of the site.  

 
• The site borders an acreage property to the north that is currently zoned “General Agricultural 

Zone (A-1)” and is designated Suburban in the OCP.  Adjacent properties to the west and to 
the east (across 188 Street) are zoned and designated for industrial uses.  The Canadian Pacific 
Railway is located to the south across 52 Avenue.  
 

• The applicant is proposing a Development Permit to permit an industrial building with a 
primary factory and potentially a second tenant. 

 
• The proposed building will have a floor area of 7,565 square metres (81,431 sq. ft.). The 

proposal represents a floor area ratio (FAR) of 0.46 and a lot coverage of 41% which is below 
the maximum FAR of 1.0 and lot coverage of 60% permitted in the IL Zone. 

 
• The primary tenant is proposed to be Viaduct Sheet Metal which primarily manufactures 

ducting and employs approximately 100 people.  The applicant hopes to occupy the proposed 
warehouse portion of the building by January 2017 with the office portion predicted to be 
completed by March 2017.    

 
 
PRE-NOTIFICATION 
 
• A development sign was installed on the property and staff have not received any responses.   
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DESIGN PROPOSAL AND REVIEW 
 
Building 
 
• The applicant proposes one industrial building with potentially two units.  Viaduct Sheet 

Metal will occupy the majority of the building, with additional space for a potential second 
tenant.  The proposed building is concrete tilt-up construction. The height of the proposed 
building is 10.7 metres (35 ft.), which is below the maximum 18 metres (60 ft.) permitted in the 
IL Zone. 
 

• The proposed building is tilt-up concrete construction but features substantial amounts of 
glazing (windows and spandrel glass) along the front entry façades and on the portions of the 
building facing the street.  Metal overhead doors provide access for loading primarily at the 
rear (west side) of the building. Three shades of grey are the primary colours used in the 
development.  

 
• There is a potential for the up-lying residential properties to overlook the roof of this building.  

Prior to Development Permit issuance, roof top screening details are required.  
 

Site Access and Parking 
 

• As part of the Roberts Bank Rail Corridor (RBRC) Program, a new east-west connector route 
designed to accommodate industrial traffic has just been constructed between 192 Street and 
184 Street, to the east, south and west of the subject site (189A Street). The new route includes 
a new road (189A Street) connecting 52 Avenue to 54 Avenue east of the subject site, which 
connects to 192 Street at a signalized intersection.  Large and heavy truck traffic will not use 
188 Street through the residential area north of the subject site.   

 
• Three (3) driveway accesses are proposed; two off 52 Avenue and one off 188 Street.  The 

proposed driveways will be highlighted by stamped concrete. The primary truck entrance is 
from 188 Street and the primary truck access is from the most westerly driveway on 
52 Avenue.  The proposed office access is from the easterly driveway on 52 Avenue.  
 

• The primary loading area is located away from the streets along the western side of the 
building and includes 3 loading bays for large trucks and 5 overhead doors for smaller 
vehicles.   Three overhead doors are proposed along the eastern side of the building, which are 
unable to be relocated away from the street due to the large size and logistics of moving some 
of the metal components manufactured on site.    

 
• Surrey Zoning By-law No. 12000 requires 1 parking space for every 100 square metres 

(1,075 sq.ft.) of gross floor area for light impact industrial uses.  As such, the proposal requires 
a total of 76 on-site parking spaces for both employees and customers of the business. A total 
of 108 parking spaces have been proposed on site. 
 

• Applicant is proposing two electric vehicle parking spaces located at the southwest corner of 
the building.       
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Landscaping and Lighting 
 
• A 10-metre (33 ft.) wide landscaped buffer is proposed along the north property line adjacent 

to the residential area and consists of a variety of deciduous and coniferous trees and shrubs. 
The proposed buffer will help transition the grade down from the property to the north with 
its approximate slope of 3:1. 

 
• Landscaping is proposed along the entire length of 188 Street and 52 Avenue with a proposed 

width varying from 3 metres (10 ft.) to 2 metres (7 ft.). At the corner of the two streets a larger 
landscape area of approximately 62 square metres (671 sq. ft.) is proposed. 
 

• Along 188 Street, 13 pine and maple trees are proposed and along 52 Avenue, seven pine and 
maple trees are proposed.   

 
• The applicant proposes surface wall lighting on the building.  Downward lighting is proposed 

along the north face adjacent to the buffer and should not impact the neighbouring suburban 
residential area.    
 

• No pole lighting is proposed within the development.   
 
Signage 
 
• A painted fascia sign identifying the main tenant is proposed on the south elevation which 

complies with the Sign By-law.  A free-standing sign is not proposed for this development 
 
 
TREES 
 
• Glenn Murray, ISA Certified Arborist of Froggers Creek Tree Consulting Ltd. prepared an 

Arborist Assessment for the subject property. The table below provides a summary of the tree 
retention and removal by tree species: 
 
Table 1: Summary of Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 
Cottonwood 5 5 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

White Poplar 2 0 2 
Eastern Poplar 1 1 0 
Black Locust 1 1 2 

Coniferous Trees 
Douglas Fir 3 3 0 
Shore Pine 1 1 0 

Total (excluding Alder and 
Cottonwood Trees)  8 6 2 
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Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 34 

Total Retained and Replacement 
Trees 36 

 
• The Arborist Assessment states that there are a total of 8 mature trees on the site, excluding 

Cottonwood trees.  Five (5) existing trees, approximately 38% of the total trees on the site, are 
Cottonwood trees.   It was determined that 2 trees can be retained as part of this development 
proposal within the buffer area along the north property line. The proposed tree retention was 
assessed taking into consideration the location of services, building footprint, road dedication 
and proposed lot grading.  
 

• For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 
replacement ratio for Cottonwood trees, and a 2 to 1 replacement ratio for all other trees. This 
will require a total of 17 replacement trees on the site.  The applicant is proposing 34 
replacement trees, exceeding City requirements.   

 
• The new trees on the site will consist of a variety of trees including maples, pines, dogwoods 

and Japanese snowball.   
 
• In summary, a total of 36 trees are proposed to be retained or replaced on the site. 
 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
January 26, 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) 

• Conforms to OCP and Cloverdale Local Area Plan. 
 

2.  Density & Diversity  
(B1-B7) 

• N/A 

3.  Ecology & 
Stewardship  

(C1-C4) 

• All metal waste will be recycled. 
• Approximately 36 trees will be planted and retained on the site. 

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

• Electric vehicle stations will be provided.  
• Bike racks to be provided.  

5.  Accessibility & 
Safety  

(E1-E3) 

• CPTED principles have been applied 

6.  Green Certification  
  (F1) 

• All metal waste will be recycled 
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Sustainability 
Criteria  

Sustainable Development Features Summary 

7.  Education & 
Awareness  

(G1-G4) 

• Building is being designed for an owner who will be the end user. 

 
 
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. Summary of Tree Survey and Tree Preservation 
 
      original signed by Judith Robertson 
 
 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
 
JKS/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: Bartek Fara Foszyn 

Bartek Construction Ltd. 
Address: 19892 - 44 Avenue 
 Langley, BC   V3A 3E2 
 
Tel: 778-990-9663 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 5219 - 188 Street 
 

 
(b) Civic Address: 5219 - 188 Street 
 Owner: 1057725 B.C. Ltd. 

Director Information: 
Mark Alan Halvorsen 
 
Officer Information: 
Mark Alan Halvorsen (Director/President) 
Debbie Halvorsen (Secretary) 
 

 PID: 010-083-618 
 Lot “A” Section 4 Township 8 New Westminster District Plan 15256 
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DEVELOPMENT DATA SHEET 
 

 Existing Zoning:  IL 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA  (in square metres)   
 Gross Total  16,509 m² 
  Road Widening area  1171 m² 
  Undevelopable area  984 m² 
 Net Total  14,355 m² 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 60% 41% 
 Paved & Hard Surfaced Areas  48% 
 Total Site Coverage  89% 
   
SETBACKS ( in metres)   
 Front (South) 7.5 m 7.5 m 
 Rear (North) 7.5 m 25.9 m 
 Side (West) 0 m 18.29 m 
 Flanking Side (East) 7.5 m 15.3 m 
    
BUILDING HEIGHT (in metres/storeys)   
 Principal 18 m 10.7 m 
 Accessory 6 m n/a 
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total   
   
FLOOR AREA:  Residential n/a n/a 
   
FLOOR AREA: Commercial n/a n/a 
 Retail n/a n/a 
 Office (serving industrial use) n/a 928 m² 
  Total   
   
FLOOR AREA:  Industrial 14,355 m² 6,050 m² 
   
FLOOR AREA:  Institutional n/a  
   
TOTAL BUILDING FLOOR AREA 14,355 m² 7,565m² 
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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 0.46 
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial   
 Industrial  72 108 
   
 Residential Bachelor + 1 Bedroom n/a  
   2-Bed n/a  
   3-Bed n/a  
 Residential Visitors n/a  
   
 Institutional n/a  
   
 Total Number of Parking Spaces 72 108 
   
 Number of disabled stalls 2 3 
 Number of small cars  18 0 
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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NOTES: 

1. Mointoin min. 2% slope owoy from building. 

2. All plonts and lond~~;oep installtion lo conform to BCSLA 
Landscape Standards Latest Edif1on. 

3. All growing medium to be tested by PSAI (604-273-8226) ond 
amenclecl accorclingly if nece~sary, [mel to Pe testeQ again at 
Substantial Completion. 

4. Minimum planting medium depths: 
lawn-6"/150mm, 9'' on slab 
groundcover & 
shrubs-18"/450mm, min 18" on slab 

trees-12"/JOOmm, <Ill around the rootball, 24" small trees on slaD, 
30" medium sized trees on slab 
For detailed info see specifications 

5. All plant material shall meet minimum size requirements as 
indicated in plant list. 

6. Trees planted in lawn areas to have 1 m dia. mulched ring. 

7. Make sure twine orour.d rootballs: to be cut and removed to 
prevent gridling 

8. All propsoed trees should be planted min. 3 m away from 
building foundation or face of buildings or retaining walls. 

9. Install min. 2" of composted bark mulch on all shrub beds after 
planting and rake smooth. Mulch to be "9.5mm 
screened compos ted bark mulch". 

10. Contradar ta ensure all plant material delivered to site is fr-om 
nurs-eries certified to be free from the 
Phytophthora ramorum virus (Sudden Oak Death). 

11. Contractor to report any d'1screpancies in plant numbers 
immediately to Lands-cape Architect. 
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ktSliRREY 
~ the future lives here. 

INTER-OFFICE MEMO 

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

FROM: Development Services Manager, Engineering Department 

DATE: PROJECT FILE: 

RE: Engineering Requirements {Commercial/Industrial) 
Location: 5219 - 188 Street 

DEVELOPMENT PERMIT 

The Development Permit for this application is related to the onsite building design elements. 
The following engineering requirements will be triggered through the Building Permit for the site. 

Property and Right-of-Way Requirements 
• 1.942 metres dedication on 188 Street is requested; 
• 5.0m X 5.0m dedication at the intersection of I88 Street and 52 Avenue is requested; and 
• Provide additional o.5m wide statutory rights-of-way (SROW) along the full frontage of 

both 188 Street and 52 Avenue. 

Should the applicant decline City's request for dedications, the following statutory rights-of-way 
(SROW) will be required in lieu: 

• Provide 1.942 metres on 188 Street; and 
• Provide 5.0m X 5.0m at the intersection of188 Street and 52 Avenue. 

Works and Services 
• Construct west side of 188 Street to Collector standard; 
• Construct a concrete sidewalk and ensure that the onsite grades match the existing 

boulevard on 52 Avenue; 
• Provide two driveways to 52 Ave. (n m and 7·3 m wide) and one to 188 Street (n m wide), 
• Construct a water main for the full frontage of 52 Avenue; 
• Provide a restrictive covenant (RC) for a private onsite oil I water separator, an RC for on­

site detention and an RC for a sanitary pumped connection if required; 
• Modify to existing private drainage easement, if applicable; and 
• Pay applicable latecomer fees. 

A Servicing Agreement is required prior to issuance of the Building Permit. 

~ 
Remi Dube, P.Eng. 
Development Services Manager 
HB4 

NOTE: Detailed Land Development Engineering Review available on file 
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 # Type DBH Metres Feet
1 Bigleaf Maple 27/15/15 2.0m 6.6ft
2 Cherry 35cm 2.1m 6.9ft
5 Elm 90cm 5.4m 17.7ft

811 White Poplar 40cm 2.4m 7.9ft
996 White Poplar 40cm 2.4m 7.9ft

Minimum Radial Distance from trunk
TREE PROTECTION FENCING 

 # Type Action DBH MPZ 
1 Maple Retain 27/15/15 2.0m
2 Cherry Retain 35cm 2.1m
3 Spruce Retain 30cm 1.8m
4 Maple Retain 32cm 1.9m
5 Elm Retain 90cm 5.4m
6 Poplar Remove 60cm 3.6m

69 Poplar Remove 35cm 2.1m
70 D. Fir Remove 60cm 3.6m
71 Locust Remove 40cm 2.4m
77 Pine Remove 30cm 1.8m
78 D. Fir Remove 30cm 1.8m
79 D. Fir Remove 110cm 6.6m
86 Poplar Remove 45/45cm 3.6m

807 Poplar Remove 30cm 1.8m
811 Poplar Retain 40cm 2.4m
870 Poplar Remove 30cm 1.8m
890 Poplar Remove 40cm 2.4m
996 Poplar Retain 40cm 2.4m

TREE INVENTORY
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