
City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7917-0379-00 

Planning Report Date:  November 19, 2018 

PROPOSAL: 

• Development Permit
• Development Variance Permit

to permit the development of a four-storey mini-
storage warehouse building and to reduce parking 
requirements.  

LOCATION: 19316 - 56 Avenue 

ZONING: IL 

OCP 
DESIGNATION: 

Industrial 
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RECOMMENDATION SUMMARY 
 
• Approval to draft Development Permit. 

 
• Approval to vary the Sign By-law through a comprehensive sign design package. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Proposing to reduce the number of required parking spaces from 89 to 46 spaces for a mini-

storage business. 
 

• Proposing to increase the number of fascia signs allowed above the first floor from one to 
three. 

 
 
RATIONALE OF RECOMMENDATION 
 
• The proposed multi-storey storage facility complies with the IL Zone and intensifies the use of 

industrial land. 
 
• The proposed building is a high quality design, with glazing facing 56 Avenue.  

 
• The City’s Transportation Division has reviewed the proposed parking variance and has no 

concerns given the nature of the proposed use (mini-storage warehouse). 
 

• Proposed signage is proportional in size and scale to the proposed building and no free-
standing signage is proposed. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7917-0379-00 including a 

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

 
2. Council approve the applicant’s request to vary the Sign By-law as described in Appendix 

II. 
 
3. Council approve Development Variance Permit No. 7917-0379-00 (Appendix VI) varying 

the following, to proceed to Public Notification:  
 

(a) to reduce the minimum number of required on-site parking spaces from 89 to 
46 spaces for a proposed mini-storage warehouse. 

 
4. 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) input from the Ministry of Transportation & Infrastructure; 
 
(c) registration of a Section 219 Restrictive Covenant to prohibit a free-standing sign 

on the subject property;    
 

(d) submission of a finalized tree survey and a statement regarding tree preservation 
to the satisfaction of the City Landscape Architect;  

 
(e) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; and 
 
(f) 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 IV. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

No concerns. 
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SITE CHARACTERISTICS 
 
Existing Land Use:  U-Haul self-storage and truck rentals. 
 
Adjacent Area: 

Direction Existing Use OCP Designation Existing Zone 
 

North (Across 56 Avenue): 
 

Two-storey highway 
commercial building  

Mixed Employment CHI 

East: Mansonville Plastics Industrial IL 
South (Across train spur): 
 

Timber yard Industrial IH 

West: 
 

Timber yard Industrial IL 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 
• The subject site is located at 19316 - 56 Avenue in Cloverdale and is 1.46 hectares (3.6 ac.) in 

size.  The subject site is zoned Light Impact Industrial Zone (IL) and is designated Industrial 
in the OCP.  
 

• There are six existing single storey drive up mini-storage buildings located along the southern 
and eastern portions of the site, which are to remain.  

 
• An existing two storey office and caretaker suite is located by the eastern entrance and 

resembles a single family dwelling, which is also to remain.    
 

• The northwest corner of the site is currently used as a storage area for rental vans and trucks 
which are proposed to be relocated as part of the development.  

 
Current Proposal 

 
• The applicant proposes to construct a four-storey mini-storage warehouse building that is 

approximately 4,360 square metres (47,000 sq. ft.) in floor area with an approximate 1,248 
square metre (13,440 sq. ft.) footprint.   
 

• The proposed mini-storage warehouse use is a permitted use in the IL Zone. 
 
 
PRE-NOTIFICATION 
 
• A Development Sign was installed on January 18, 2018 and staff have not received any 

comments.  
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DESIGN PROPOSAL AND REVIEW 
 
Proposed Design 
 
• The proposed building is a four-storey steel frame industrial warehouse building.  The 

building is primarily cream and beige in colour.  Substantial glazing is proposed along the 
north façade and the northern corners of the east and west facades facing 56 Avenue.  Green 
trim on the north façade and green canopies on the east façade are proposed to provide some 
architectural interest.   
 

• The applicant proposes a ramped loading bay along the north façade which will be screened 
from the public realm by a wooden fence and landscaping.  A sliding loading door and two 
person doors are proposed on the east façade and will be the primary entrances (see Appendix 
VI). 

 
Parking, Storage, Circulation and Site Access 
 
• The applicant is proposing a total of 46 parking spaces which is below the Zoning By-law 

requirement of 89 parking spaces based on the combination of uses (mini-storage, office and 
caretaker suite) proposed.  The applicant therefore proposes a Development Variance Permit 
(DVP) to reduce the number of parking spaces for the mini-storage portion of the 
development. See By-law Variances section for further details. 
 

• The parking is located primarily to the east of the proposed building.  Existing stalls are also 
located along the south property line.   All of the existing mini-storage units are older drive-
up units with non-formalized parking spaces in front of them.  

 
• The applicant proposes to store their fleet of rental trucks, vans and trailers to the southeast 

of the proposed building.   To the east of the fleet storage is a parking area for large trucks and 
trailers.     

 
• The site’s existing access from 56 Avenue at the northeastern portion of the site will be 

retained and upgraded.  
 
Landscaping  

 
• Landscaping is only proposed within the northern quarter of the site as no new development 

is occurring on the southern three quarters of the site.  
 

• An existing 10-metre (33 ft.) wide easement is located along the northern portion of the site 
which is proposed to be planted and maintained as grass. South of the grass swale is a 
proposed 0ne-metre (3 ft.) tall fence and a 3-metre (10 ft.) wide landscape buffer composed of 
a mix of coniferous and deciduous trees with shrubs. 
 

• A paved pathway is proposed from the entrance of the new building north to 56 Avenue.     
 

• A loading ramp and loading bay is proposed along a portion of the north façade.  The loading 
area will be will be screened by a 2.5 metre (8.5 ft.) tall wooden fence and trees.  
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• At the northeast corner of the building an employee/customer break area is proposed which 

will include two trees and some benches.  
 

Signage: 
 
• The applicant has proposed three fascia signs along the top storey of the new building. The 

Sign By-law only allows one sign above the first storey.  The applicant proposes to increase the 
number of signs as part of a comprehensive sign design package.    
 

• All signage is proposed to be channelized lettering.  Along both sides of the northwest corner 
are the words “U-Haul” and along the west side of the north façade are the words “self-
storage”.  
 

• The applicant is not proposing any other signage including fascia or a free-standing sign and 
will register a Restrictive Covenant to restrict any future free-standing signage in the future.  

 
 
TREES 
 
• Aelicia Otto, ISA Certified Arborist of M2 Landscape Architecture 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 

Coniferous Trees 
Pine 3 0 3 

Total (excluding Alder and 
Cottonwood Trees)  3 0 3 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 14 

Total Retained and Replacement 
Trees 17 

Contribution to the Green City Fund  nil 

 
• The Arborist Assessment states that there are a total of 3 protected trees on the site.  It was 

determined that all trees can be retained as part of this development proposal.  In addition, 
the applicant proposes to plant 14 new trees.  The proposed tree retention was assessed taking 
into consideration the location of services, building footprints, road dedication and proposed 
lot grading.  

 
• In summary, a total of 17 trees are proposed to be retained or replaced on the site and no 

contribution to the Green City Fund is required. 
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BY-LAW VARIANCE AND JUSTIFICATION 
 
(a) Requested Variance: 
 

• To reduce the minimum required number of on-site parking stalls for the proposed 
development from 89 to 46 spaces. 

 
Applicant's Reasons: 

 
• Parking calculations for the proposed mini-storage business are based on the 

follows:   
o The total floor area of mini-storage is 8,578-square metre (92,338 sq. ft.) 

which includes the six existing single storey buildings, (4,218-square 
metre/45,406 sq. ft.) and proposed 4-storey mini-storage warehouse building 
(4,360-square metre/46,932 sq. ft.);    

 
o A 56-square metre (600 sq. ft.) office component; and  

 
o A 142-square metre (1,530 sq. ft.) care taker suite.   

 
• The Zoning By-law provisions require one (1) parking space per 100 square metres 

(1,076 sq. ft.) of mini-storage warehouse space and 2.5 spaces per 100 square metres 
(1,076 sq. ft.) of office space, and 2 spaces per caretaker suite which equates to 
89 parking spaces.   
    

• The six existing mini-storage buildings were constructed as drive-up storage units to 
allow for parking immediately in front of the unit.  The informal parking spaces are 
not included in the parking calculations but the site has performed without conflict 
since the original development was constructed.  
   

• If only the new building parking was calculated under the parking regulations, 
44 parking spaces would be required for the (4,360-square metre/46,932 sq. ft.) of 
floor area.   

 
• Mini-storage is not a parking intensive use and warrants a parking requirement of 

approximately one (1) parking space per 200 square metres (2,152 sq. ft.) which 
equates to 43 parking spaces for the proposed 4-storey building and the existing six 
buildings.   

 
• Based on the applicant’s experience with mini-storage facilities, peak traffic for the 

entire site will be between 10 and 15 vehicles at a time which is well below the 
46 spaces proposed.              
 

• The 46 formal parking stalls proposed are considered appropriate to accommodate the 
employee and visitor parking requirements anticipated for this mini-storage 
development.   
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Staff Comments: 
 

• The existing (4,218-square metre/45,406 sq. ft.) of mini-storage use in the six (6) 
existing buildings are exclusively drive-up units which have substantial informal 
parking and loading located in front of the individual units.  
 

• Mini-storage is a low intensity parking use.  The proposed parking calculations of one 
one (1) parking space per 200 square metres (2,152 sq. ft.)  equates to 43 parking spaces 
for the proposed 4-storey mini-storage building and the existing six buildings. 
 

• Additionally, the proposed caretaker suite requires two (2) parking spaces and the office 
space of 56 square metres (600 sq. ft.) requires one (1) parking space, which are 
accommodated.  

 
• The following table shows a detailed breakdown of parking requirements for the site:  
 

Use Area* 
(ft2) 

Area* 
(m2) 

Parking 
rate (per 
100 m2) 

Parking 
Spaces 

Required 

Proposed 
Parking Spaces 

Office 600 56 2.5 1 1 

Caretaker's Suite 1,530 142 2 (per 
unit) 2 2 

Mini-storage, existing 
drive up 45,406 4,218 1.0 42 --- 

Mini-storage, new 4-
storey building 46,932 4,360 1.0 44 --- 

Mini-Storage 
Sub-Total 92,338 8,578 1.0 86 43 

TOTAL    89 46 

* Floor area used for parking calculation purposes. 

 
• The City’s Transportation Division has reviewed the proposed parking provisions and 

has no concerns. 
 
• Staff support the proposed variances. 

 
(b) Requested Variance through comprehensive sign design package: 
 

• To increase the number of signs above the first storey from one to three signs and 
allow signage on two facades (north and east). 

 
Applicant's Reasons: 

 
• No free-standing sign is proposed for the subject site.   
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• Due to substantial landscaping screening along the frontage of the building, first 

storey signage would not be visible from the road.  
 
• The Sign By-law allows up to six (6) fascia signs for the subject site and the proposed 

design only incorporates three fascia signs.  
 

Staff Comments: 
 
• The site is a large 1.4 hectare (3.5 acre) property with approximately 8,578 square 

metres (92,338 sq. ft.) of floor area which would allow for up to six (6) fascia signs at 
the ground level under the Sign By-law as the premise is over 6,000 square metres 
(65,000 sq. ft.) of floor area.  The applicant is only proposing three (3) fascia signs. 

 
• The applicant is not proposing a free-standing sign and will register a restrictive 

covenant to prevent future free-standing signage. 
 
• The three signs are all proposed to be channelized lettering, and the signage is 

proportional in scale to the building.   
 
• Staff support the requested variance as part of a comprehensive sign design package.   
 
• Under the Sign By-law, variances to signage provisions can be approved by Council 

through a Development Permit that includes a comprehensive sign design package. 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners and Action Summary (Confidential) and Project Data Sheets  
Appendix II. Proposed Sign By-law Variances Tables 
Appendix III. Survey Plan, Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix IV. Engineering Summary 
Appendix V. Summary of Tree Survey and Tree Preservation 
Appendix VI. Development Variance Permit No. 7917-0379-00 
 
 

original signed by Ron Gill 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
JKS/cm 
 



 
 
 
 
 

APPENDIX I HAS BEEN 

REMOVED AS IT CONTAINS 

CONFIDENTIAL INFORMATION 

 

 

 



 

DEVELOPMENT DATA SHEET 
 Existing Zoning:  IL 

 
Required Development Data Minimum 

Required / 
Maximum 

Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total   
  Road Widening area   
  Undevelopable area   
 Net Total   
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures   
 Paved & Hard Surfaced Areas   
 Total Site Coverage   
   
SETBACKS ( in metres)   
 Front 7.50 m 11.9 m 
 Rear 7.50 m 78.3 m 
 Side #1 (east) 7.50 m 61.9 m 
 Side #2 (west) 7.50 m 7.50 m 
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 18 m 16.76 m 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +  1 
 Total  1 
   
FLOOR AREA:  Residential  142 sq. m. 
   
FLOOR AREA: Commercial   
 Retail   
 Office  56 sq. m. 
  Total   
   
FLOOR AREA:  Industrial  4,218 sq. m (existing) 

4,360 sq. m (proposed) 
   
FLOOR AREA:  Institutional   
   
TOTAL BUILDING FLOOR AREA  8,776 sq. m 
* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 



 

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) 1.0 0.60 
 FAR (net)   
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Office 1 1 
 Industrial  86 43 
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed 2 2 
 Residential Visitors   
   
 Institutional   
   
 Total Number of Parking Spaces 89 46 
   
 Number of accessible stalls  2 
 Number of small cars    
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
 16 total tandem 

spaces 
 Size of Tandem Parking Spaces 

width/length 
  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
  



 

 
Appendix II 

PROPOSED SIGN BY-LAW VARIANCES 
 
 
# Proposed Variances Sign By-law Requirement 

 
Rationale 
 

1 To allow two (2) additional 
fascia signs for a total of 
three (3) above the first 
storey and allow the three 
(3) fascia signs on two 
facades (north and east). 

a maximum of one fascia sign 
per lot frontage may be 
located above a first storey to 
identify the name and/or 
address of the building to 
which it is attached, provided 
no more than one such sign 
shall be permitted on any one 
façade of the building above 
the first storey; (Part 5, 
Section 27(2)(a.1.)(i). 
 

The proposed fascia signs 
are comprehensively 
designed for the building, 
and are high quality signs 
that are of an appropriate 
size and scale in relation to 
the building. 
 
No other fascia or free-
standing signage is proposed 
on site.  

 
 



ZONING CALCULATIONS:

CURRENT: City of Surrey, IL (Light Impact Industrial)

SITE INFORMATION:

 Allowed Proposed
Gross Site Area= 157,223 sf (14,606 sm)
Allowable Site Coverage= 60% (94,334 sf)[8764sm] 37% (59,446 sf)[8764sm]
F.A.R. = 1.0 (157,223 sf)[14606sm] 0.60 (94,468sf)[8082sm]

 Required Proposed

Max. Height = 18m (60ft) 55'(16.76m)
Yard setbacks:
front yard - 7.5m 39'3" (11.9m)
side yard - 7.5m (0.0 abutting commercial or industrial) 26'4" (8.0m)
rear yard - 7.5m N.A.

Parking Calculations:

Table C.1, Part 5 Off-Street Parking and Loading/Unloading

 Required Proposed
 1 parking space per 100 m2 [1,075 ft2] of gross floor area (Warehouse & light impact industrial)
 Gross Floor area= approx. 46,932 sqft/1,075= 43 parking spaces     42
  
 Proposed
 2.5 parking space per 100 m2 [1,075 ft2] of gross floor area (Office)
 Gross Floor area= approx. 600 sqft/1,075= 2 parking spaces      2

 Proposed
 2 spaces per unit (Residential)            2

 

CIVIC: 19316 56th Avenue, Surrey, BC

LEGAL: LOT 28 SECTION 3 TOWNSHIP 8 PLAN 56637 NWD PART NW1/4, EXCEPT PLAN EXP 64727

PROPERTY DESCRIPTION

U-Haul of Langley, 19316 56th Avenue, Surrey, BC

SITE AREA = 3.609 Acres
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Architectural:

A-001 SITE PLAN & ANALYSIS
A-002 LARGE SCALE SITE PLAN
A-101 ENTRY LEVEL FLOOR PLAN
A-102 SECOND LEVEL FLOOR PLAN
A-103 THIRD LEVEL FLOOR PLAN
A-104 FOURTH LEVEL FLOOR PLAN
A-200 ELEVATIONS
A-200B ELEVATIONS
A-201 ELEVATIONS
A-201B ELEVATIONS

CIVIL:

1 TITLE PAGE
2 LOT GRADING
3 SITE SERVICING
4 GENERAL NOTES AND DETAILS

ELECTRICAL:

E0.1 SITE PLAN
E0.2 SCHEDULES AND DETAILS
E1.0 ENTRY LEVEL LIGHTING
E1.1 ENTRY LEVEL POWER/TEL/DATA
E2.0 SECOND FLOOR LIGHTING
E2.1 SECOND FLOOR POWER/TEL/DATA
E3.0 THIRD FLOOR LIGHTING
E3.1 THIRD FLOOR POWER/TEL/DATA
E4.0 FOURTH FLOOR LIGHTING
E4.1 FOURTH FLOOR POWER/TEL/DATA
E5.0 SCHEDULES
E5.1 SCHEDULES
E6.0 SPECIFICATIONS

LANDSCAPE:

L1 LANDSCAPE PLAN
L2 LANDSCAPE PLANTING PLAN
L2 LANDSCAPE PLAN
L3 LANDSCAPE SPECIFICATIONS

DRAWING LIST

BUILDING  AREAS & USAGES:

 Area Classification
Total Existing: 47,536 sq.ft
· Drive-up storage units 45,406 sq.ft F2
· Office (main floor) 600 sq.ft D
· Caretaker's suite 1,530 sq.ft C

Total New: 46,932 sq.ft 
· Storage facilities main floor 10,451 sq.ft F2
· Warehouse main floor 2,720 sq.ft F2
· Storage facilities second floor10,295 sq.ft F2
· Storage facilities third floor 10,295 sq.ft F2
· Storage facilities fourth floor 13,171 sq.ft F2
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~ 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: Nov 14, 2018 PROJECT FILE: 

RE: Engineering Requirements {Commercial/Industrial) 
Location: 19316 56 Avenue 

DEVELOPMENT PERMIT /DEVELOPMENT VARIANCE PERMIT 

There are no engineering requirements relative to issuance of the Development Permit or 
Development Variance Permit. 

BUILDING PERMIT 

The following issues are to be addressed as a condition of issuance of the Building Permit: 

Works and Services 
• Construct a 9.0 metre wide driveway. 
• Construct an adequate size watermain fronting the property. 
• Install water service connection to service the proposed development. 
• Remove redundant service connections. 
• Replace the existing sanitary sewer connection (greater than 30 years old) . 
• Provide storm sewer connection. 
• Install a water quality/sediment control inlet chamber and register the associated 

Restrictive Covenant for operation and maintenance of the system 

A Servicing Agreement is required prior to Building permit. 

Tommy Buchmann, P.Eng. 
Acting Development Services Manager 
LRI 

NOTE: Detailed Land Development Engineering Review available on file 

Appendix IV
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7917-0379-00 
 
Issued To:  
 
 (the "Owner") 
 
Address of Owner:  
  
 
 
1. This development variance permit is issued subject to compliance by the Owner with all 

statutes, by-laws, orders, regulations or agreements, except as specifically varied by this 
development variance permit. 

 
 
2. This development variance permit applies to that real property including land with or 

without improvements located within the City of Surrey, with the legal description and 
civic address as follows: 

 
Parcel Identifier:  005-506-778 

Lot 28 Section 3 Township 8 New Westminster District Plan 56637 
 

19316 - 56 Avenue 
 
 

(the "Land") 
 
 
3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows: 
 

(a) In Section C.3 of Part 5, Off-Street Parking and Loading/Unloading, the number of 
required off-street parking spaces may be reduced from 89 to 46 spaces.  

 
 
4. This development variance permit applies to only that portion of the parking, buildings 

and structures on the Land shown on Schedule A which is attached hereto and forms part 
of this development variance permit.  This development variance permit does not apply to 
additions to, or replacement of, any of the existing buildings shown on attached Schedule 
A, which is attached hereto and forms part of this development variance permit. 

 
 
5. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this development variance permit.   
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6. This development variance permit shall lapse if the Owner does not substantially start any 
construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued. 

 
 
7. The terms of this development variance permit or any amendment to it, are binding on all 

persons who acquire an interest in the Land.  
 
 
8. This development variance permit is not a building permit. 
 
 
 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE       DAY OF           , 20  . 
ISSUED THIS      DAY OF            , 20  . 
 
 
 
 
   ______________________________________  
  Mayor – Doug McCallum 
 
 
   ______________________________________  
  City Clerk – Jane Sullivan 
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