
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7917-0124-00 
 

Planning Report Date:  May 8, 2017 

 

PROPOSAL: 

Temporary Use Permit 

to permit the continued operation of an unauthorized 
truck park facility for a period not to exceed 3 years.   

LOCATION: 2820 – 192 Street 

OWNER: Satpal S. Minhas 
Amrik S. Purewal 

ZONING: IA 

OCP DESIGNATION: Mixed Employment 

LAP DESIGNATION: Commercial and Landscaping Strips 
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RECOMMENDATION SUMMARY 
 

The Planning & Development Department recommends that this application be denied. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

The proposal does not comply with the Commercial land use designation in the Campbell 
Heights Local Area Plan (LAP). 

 
 
RATIONALE OF RECOMMENDATION 
 

An unauthorized truck parking facility is currently operating on the subject property at 
2820 - 192 Street. A Temporary Use Permit (TUP) application was submitted on 
March 10, 2017. 

 
At the Regular Council Meeting on April 18, 2016, Council endorsed the recommendations in 
Corporate Report R085 which included amending the Zoning By-law in order to support the 
development of permanent truck park facilities and authorizing staff to proceed with by-law 
enforcement action against unauthorized truck park facilities and in-process TUP 
applications. As noted in the Corporate Report, the fundamental objective of the by-law 
enforcement action is to improve efforts to legitimize the use on suitable sites for truck 
parking while closing problematic unauthorized truck park facilities (Resolution No. R16-757). 

 
The subject property is part of a small commercial node, consisting of four properties located 
at the intersection of 28 Avenue and 192 Street, which is designed to serve a large portion of the 
Campbell Heights area. The other commercial node for the Campbell Heights neighbourhood 
is located at 20 Avenue and 192 Street. As such, the subject property is considered important 
in terms of providing commercial floor space and, therefore, integral to the future success of 
the Campbell Heights Local Area Plan. 

 
The subject property is also located within an area of Campbell Heights that is known to have 
vulnerable aquifers resulting from unconsolidated material, as per the "Vulnerable Aquifers 
Map (Schedule I)" in Zoning By-law No. 12000. Additional on-site improvements would likely 
be required that would be similar to those required as part of a rezoning application to "Light 
Impact Industrial Zone (IL)" and, therefore, may negate the purpose of granting the 
application a Temporary Use Permit (TUP). 

 
The proposal does not contribute to the development of Campbell Heights in a manner 
consistent with the Local Area Plan. The granting of a temporary use permit may hinder 
further development of Campbell Heights. 

 
Approval of this application may lead to more requests for similar temporary use proposals in 
Campbell Heights that are inconsistent with the adopted Local Area Plan and the pattern of 
development, which may further stall re-development of the area. 

 
Council previously denied several other applications for temporary truck and recreational 
vehicle parking in Campbell Heights.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that this application be denied. 
 
 
 
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:  Unauthorized truck park facility and single family dwelling. 
 
Adjacent Area: 
 

Direction Existing Use OCP/NCP Designation Existing 
Zone 
 

North: 
 

Single family residential 
dwelling and accessory 
buildings 

Mixed Employment/Business 
Park and Landscaping Strips 

A-2 

East: 
 

Vacant parcel. In-process 
TUP application, for a period 
not to exceed 1 year, for a 
truck park and industrial 
laydown facility as part of a 
larger phased development 
(Development Application 
No. 7916-0531-00). 

Mixed Employment/Business 
Park and Landscaping Strips 

IA 

South  
(Across 28 
Avenue): 

Latimer Park Conservation and 
Recreation/City Park 

IL 

West  
(Across 192 Street): 

Single family residential 
dwelling and accessory 
buildings 

Mixed Employment/ 
Commercial and Landscaping 
Strips 

A-2 
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DEVELOPMENT CONSIDERATIONS 
 
Background 
 

The subject property is approximately 2.5 acres (1 hectare) in size and located on the east side 
of 192 Street just north of 28 Avenue. The property is designated "Mixed Employment" in the 
Official Community Plan (OCP), "Commercial" and "Landscaping Strips" in the Campbell 
Heights Local Area Plan (LAP) and zoned "Agro-Industrial Zone (IA)". 
 
The property is occupied by a single family dwelling, a small barn and accessory structures. 
Several vehicles including recreational vehicles, passenger vehicles (for employees/drivers) 
and tractor-trailers are currently parked on-site. 

 
An unauthorized truck park facility has been operating on-site since at least April, 2013. 
 
The applicant submitted a Temporary Use Permit (TUP) application on March 10, 2017 
following an investigation by By-law Enforcement staff, of the unauthorized truck park facility 
and vehicle storage taking place on-site, and after charges were sworn in court in relation to 
the owner’s use of the property. 

 
After the owner failed to respond, By-laws & Licensing Division staff recommended formal 
charges against the owner for operating an unauthorized truck park facility and vehicle 
storage. This matter is scheduled to be heard in court on May 9, 2017 where the applicant has 
the opportunity to address these charges. The current TUP application was submitted after 
formal charges were filed against the owner. As such, the owner seeks to obtain the necessary 
approvals for the unauthorized land-uses taking place on-site in advance of the upcoming 
court proceeding on May 9, 2017. 
 
The adjacent property at 19283 – 28 Avenue is currently under application for a TUP to permit 
a truck park and industrial laydown facility. The TUP was supported by Council at the Regular 
Council Land-use Meeting on March 6, 2017 for a period not to exceed 1 year, as part of a larger 
phased development (Development Application No. 7916-0531-00). This TUP is an interim 
measure to permit the uses associated with the applicant’s transportation business while staff 
process the rezoning application for an industrial warehouse facility (Development Application 
No. 7917-0002-00). The 1 year timeline was proposed as a mechanism that would ensure that 
the proponent of this application is successful in completing Development Application No. 
7916-0531-00, inclusive of Rezoning and a Development Permit, that would facilitate the 
proponent’s planned alternate use for the site. 

 
Corporate Report on By-law Amendments to Facilitate Development of Truck Park Facilities 
 

At the Regular Council Meeting on April 18, 2016, Council endorsed the recommendations in 
Corporate Report R085 which included amending the Zoning By-law in order to support the 
development of permanent truck park facilities and authorizing staff to proceed with by-law 
enforcement action against unauthorized truck park facilities and in-process TUP 
applications. As noted in the Corporate Report, the fundamental objective of the by-law 
enforcement action is to improve efforts to legitimize the use on suitable sites for truck 
parking while closing problematic unauthorized truck park facilities (Resolution No. R16-757). 
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The subject property is also located within an area of Campbell Heights that is known to have 
vulnerable aquifers resulting from unconsolidated material, as per the "Vulnerable Aquifers 
Map (Schedule I)" in Zoning By-law No. 12000. Additional on-site improvements would likely 
be required that would be similar to those required as part of a rezoning application to "Light 
Impact Industrial Zone (IL)" and, therefore, may negate the purpose of granting a TUP. 

 
Temporary Use Permit Applications in Campbell Heights 
 

Recently, staff have taken by-law enforcement action within the Campbell Heights area against 
numerous other properties with illegal non-conforming and unauthorized businesses, many of 
which are operating without business licenses, that ultimately resulted in the owner submitting 
a TUP application. 
 
The illegal and non-conforming uses occurring throughout Campbell Heights include outdoor 
storage, outdoor recreational vehicle storage, outdoor passenger vehicle storage, outdoor truck 
parking as well as outdoor container storage, some of which are associated with unauthorized 
businesses operating from these locations. 

 
Five other TUP applications within the Campbell Heights area have been received by staff: 

 
o Development Application No. 7914-0093-00 to permit an existing unauthorized truck 

park facility at 19370 – 32 Avenue was referred back to staff on September 8, 2014 and 
October 3, 2016. The applicant has made a proposal which, in principle, may have 
merit. However, the fundamental issue for this proposal is whether it is actually 
feasible to extend services into this area, including the construction of relevant road 
frontages. Staff are exploring this with the applicant to determine if this is financially 
viable. Staff support for this proposal would be contingent on determining the 
viability. It is anticipated that this proposal will be advanced to Council for 
consideration within the next two months; 
 

o Development Application No. 7916-0078-00 to allow an existing non-conforming truck 
park facility at 2957 – 194 Street was referred back to staff on October 3, 2016. This 
application is expected to be reconsidered by Council at the May 8, 2017 Regular 
Council – Land-Use Meeting. Staff are recommending this TUP application be denied; 

 
o Development Application Nos. 7913-0135-00 and 7913-0293-00 for outdoor storage, 

truck parking and recreational vehicle parking were denied by Council at the Regular 
Council – Land-Use Meeting on February 24, 2014 (Resolution Nos. 14-195 and 14-196); 

 
o Development Application No. 7913-0108-00 to permit temporary parking of trucks and 

trailers was denied by Council at the Regular Council – Land-Use Meeting on 
April 14, 2014 (Resolution No. R14-526); and 
 

o A map showing the location of all TUP applications in Campbell Heights related to 
unauthorized and/or non-conforming land-uses is shown in Appendix V. 
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Current Proposal 

 
The applicant has proposed a TUP for a period not to exceed three years to allow a truck 
parking facility with parking for fifty tractor-trailers and six passenger vehicles. In addition, the 
applicant intends to convert the existing single family dwelling into a caretaker suite with 
office space and washroom facilities. 

 
The maximum permitted duration of a TUP, if issued, is three years and includes the potential 
for a three year renewal period. 
 
The applicant has expressed an interest in pursuing a commercial development on the subject 
property but wants to continue operating the existing truck park facility until the commercial 
development is approved by Council. However, staff have not yet received an application for a 
commercial development on-site and the applicant is unable to confirm when the commercial 
development would be submitted to staff for consideration and when, if approved, the 
development would be ready to commence construction. 

 
Discussion 

 
The proposed truck park facility is not consistent with the "Commercial" land use designation 
in the Campbell Heights Local Area Plan (LAP) and does not present a benefit to the 
surrounding properties or Campbell Heights in general. 
 
The storage of trucks and trailers is defined as "transportation industry" under the Zoning 
By-law. This is not a permitted use in the IA Zone and is only permitted under the "Light 
Impact Industrial Zone (IL)". 

 
In Campbell Heights, truck parking is not considered an appropriate stand-alone use. Rather, 
the parking of tractor-trailers is generally associated with large-scale warehouse facilities and 
distribution centres which include appropriate buildings as well as suitable landscape buffers, 
proper screening, storm water control and drainage facilities. 

 
The subject property is part of a small commercial node, consisting of four properties located 
at the intersection of 28 Avenue and 192 Street, which is designed to serve a large portion of the 
Campbell Heights area. The other commercial node is located at 20 Avenue and 192 Street. As 
such, the subject property is considered important in terms of providing for commercial floor 
space and, therefore, integral to the future success of the Campbell Heights Local Area Plan. 

 
Approval of this application will likely lead to other similar temporary use proposals in 
Campbell Heights that are inconsistent with the adopted Local Area Plan and the pattern of 
development, which may further stall re-development of the area. 

 
The existing truck park facility operating on-site has an unfair competitive advantage over 
other businesses who are in compliance with City by-laws in the City of Surrey. 
 
Under Corporate Report No. R085 which was considered and supported by Council at the 
April 18, 2016 Regular Council Meeting (Resolution No. R16-757), Council endorsed a number 
of recommendations that affect the processing of the subject application. Specifically, Council 
directed staff to: 
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[4. Instruct staff to contact TUP applicants to proceed in a timely manner or have the 
applications closed; and 

 
5. Instruct staff to proceed with enforcement at unauthorized truck parking facilities.] 
 
Staff’s recommendation of denial for the subject application is consistent with the direction  
provided to staff and will facilitate efforts to eliminate illegal truck park facilities in the City.  

 
 
PRE-NOTIFICATION 
 
A Development Proposal Sign Letter request was set to the applicant on March 27, 2017. The 
applicant was unable to install the signs on-site at least two weeks prior to proceeding to Council. 
Should Council find merit in the proposal, the applicant is required to install the development 
proposal signs on-site. 
 
Pre-notification letters were mailed to on March 30, 2017. To date, staff have received no 
responses from property owners within 100 metres (300 ft.) of the subject property. 
 
 
CONCLUSION 
 
The proposed truck park facility is an unauthorized/non-conforming land-use. There are no 
imminent plans to develop the site for the intended commercial uses, and as such, the truck 
parking facility may be in place for a number of years, contrary to the intent of a TUP. As such, 
the Planning and Development Department is concerned the negative impacts of this TUP 
application are significant and, therefore, recommend that Council not support the proposal. 
 
If, however, Council finds merit in the proposal, it should be referred back to staff to undertake 
the necessary referrals and to draft the Temporary Use Permit. 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners and Action Summary 
Appendix II. Proposed Layout 
Appendix III. Engineering Summary 
Appendix IV. Aerial Photo (March, 2016) 
Appendix V. Map of TUP Applications in Campbell Heights 
 
 

original signed by Ron Hintsche 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
MRJ/da 
 



 

APPENDIX I 
 

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

Lovick Scott Architects Ltd. 
Address: 3707 - First Avenue 
 Burnaby, BC  V5C 3V6 
   

 
2.  Properties involved in the Application 
 

(a) Civic Address: 2820 – 192 Street 
 

(b) Civic Address: 2820 – 192 Street 
 Owner: Amrik S. Purewal 
  Satpal S. Minhas 
 PID: 013-942-824 
 Lot 1 Section 22 Township 7 New Westminster District Plan 80921 
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