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RECOMMENDATION SUMMARY

e Approval to draft Development Permit.

e Approval to vary the Sign By-law through a comprehensive sign design package.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The applicant is proposing variances to the Sign By-law.

RATIONALE OF RECOMMENDATION

e Complies with the "Mixed Employment" designation in the Official Community Plan (OCP)
and the "Business Park" designation in the Campbell Heights Land Use Plan (LAP).

e The applicant is proposing signage that will project 0.3 metre (1 ft.) from the building which is
not permitted under the Sign By-law. The proposed increased projection for the signs will
facilitate visibility and wayfinding. The proposed signage is of high-quality, is well-
coordinated and provides visual interest to the architecture of the building.

e The form and character of the proposed building are appropriate for this part of Campbell
Heights and consistent with the guidelines outlined in the General Development Permit and
Design guidelines for Campbell Heights North.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council authorize staff to draft Development Permit No. 7917-0479-00 including a
comprehensive sign design package generally in accordance with the attached drawings
(Appendix III).

2. Council instruct staff to resolve the following issues prior to final approval:

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

specifications and satisfaction of the Planning and Development Department;

(b) registration of a Section 219 Restrictive Covenant to prohibit any use that requires
a Metro Vancouver air quality permit from locating on the site; and

(c) registration of a Section 219 Restrictive Covenant to restrict the maximum amount
of mezzanine space.

REFERRALS

Engineering: The Engineering Department has no objection to the project as
outlined in Appendix IV.

Parks, Recreation & No concerns.

Culture:

Surrey Fire Department: No concerns.

SITE CHARACTERISTICS

Existing Land Use: The site is a vacant pre-serviced lot, devoid of trees and vegetation.

Adjacent Area:
Direction Existing Use LAP Designation Existing Zone
North: Vacant industrial land Business Park CD (By-law No.
17146 and 17934)

East (Across | Vacant industrial land Business Park CD (By-law No.

190 Street): 17146 and 17934)

South: Vacant industrial land (under | Business Park CD (By-law No.
Development Application No. 17146 and 17934)
7917-0538-00)

West: Park Open Space Corridor/Buffer | A1
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DEVELOPMENT CONSIDERATIONS

Context

e The subject 1.51 hectare (3.73 acres) site is located on the west side of 190 Street, south of
38 Avenue. The site is designated Mixed Employment in the Official Community Plan (OCP)
and Business Park in the Campbell Heights Local Area Plan.

e The site is bounded by mixed-employment lands to the north, east and south, and by a City-
owned greenbelt to the west. The greenbelt is part of the Biodiversity Conservation Strategy
and was purchased as part of a previous application.

e The property was rezoned from A-1to CD (based on IB-2) as part of Development Application
No. 7910-0032-00, that also created design guidelines through a General Development Permit.
Development Application No. 7914-0294-00 further subdivided the area into the current lots.

e (D By-law No. 17146, as amended by By-law No. 17934, permits light impact industry,
warehouse uses, distribution centres, transportation industry, office uses, and other accessory
uses, forming part of a comprehensive design.

e The site was cleared and serviced for development under the original rezoning and
subdivision applications. There are no trees or vegetation on the site.

Proposal

e The applicant is proposing a Development Permit for a multi-tenant industrial building that
will contain 7 units.

e The development proposes a gross floor area of 6,104 square metres (65,700 sq. ft.),
representing a net floor area ration (FAR) of 0.46, which is less than the 1.0 FAR permitted in
the CD (By-law No. 17146 and 17934) Zone.

e The applicant is Powerhouse Building Solutions Inc., and they propose to occupy the larger
unit at the western portion of the site, and lease the other 6 units. Powerhouse Building
Solutions currently has an office in Campbell Heights and a warehouse in South Westminster,
and this development will allow them to consolidate the office and warehouse under one
building.

e The development comprises of a multi-tenant building for 4 to 7 different users. The owner
will be occupying the larger unit for Powerhouse Building Solutions Inc.

Hazard Lands - Steep Slope Interface

e The western side of the subject site is adjacent to a Hazard Lands Development Permit Area
for steep slopes located within the greenbelt to the west. A geotechnical report was prepared
as part of Development Application No. 7908-0266-00, whereby a 5 metre (16 ft.) setback was
established from the slope area. A restrictive covenant is registered on title delineating the
setback and protecting the area from any construction work. In addition, CD By-law No. 17146
requires that all buildings be setback at least 5 metres (16 ft.) from the west property line.
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e The applicant has provided confirmation from a geotechnical engineer that the proposed
development poses no risk to the steep slope area.

e As part of this development proposal, the setback is being protected in accordance with the
CD By-law and the restrictive covenant registered on title. As the proposed development will
be setback sufficiently from the steep slopes, and the entire 5 metre setback is proposed to be
landscaped, staff has no concerns from a hazard lands perspective.

Air Emissions

e At the April 3, 2017 Regular Council -Land Use meeting, Council instructed staff to review the
City’s business park zones and subsequently provide a report regarding the Metro Vancouver
air emissions permitting process.

e Because the review of the business park zones has not been completed, staff are
recommending that the applicant register a restrictive covenant to prohibit any business that
requires a Metro Vancouver air quality permit from locating on the site.

e Ifany applicable amendments to the business park zones are completed before the subject
application receives final approval, the requirement for the restrictive covenant may no longer

apply.

PRE-NOTIFICATION

On December 23, 2017 a development sign was posted on the site and the project was referred to
the Little Campbell Watershed Society (LCWS) for review and comments. The LCWS has
indicated no objection to the proposal. Staff have received no other responses for the proposal.

DESIGN PROPOSAL AND REVIEW

Building and Site Design

e The proposed building is consistent with the design guidelines outlined in the Campbell
Heights Local Area Plan and the OCP, and is reflective of the existing design standards within
the area, as well as guidelines from General Development Permit No. 7910-0032-00 which
regulates development in this portion of Campbell Heights. The development concept behind
Campbell Heights is a high quality, sustainable industrial business park.

e The building is proposed to have a modern linear appearance. The building is proposed as a
concrete tilt-up with longboard metal cladding in Light Pine colour, vision glazing and
spandrel glazing. Colours for the concrete panels are proposed in grey and brown.

¢ Glazing and detailed reveal lines break up the building fagade along 190 Street. A weather
protection canopy is proposed at the principal building entrance, which frames the entrance
to the building on 190 Street.
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Signage

e A free standing sign is proposed close to the main entrance, which will show the site address,
complex name and includes space for 6 tenants. The sign is 2.4 metres (8 ft.) in height and 1.8
metres (6 ft.) in width. The sign is proposed in concrete and longboard material in Light Pine
colour to match the building. The sign is architecturally coordinated with the building
including for materials and colours.

e The applicant is proposing channel letter fascia signs on projecting blades along the south
facade. To facilitate wayfinding given the shape of the building and vehicular movements, the
signs are proposed as projecting signs. A maximum of 7 signs are proposed, with a maximum
one signage per premise. The proposed signage meets the maximum sign area permitted
under the Sign By-law, is of high-quality, and well-coordinated. The scale of the signage is
appropriate for the building and the Campbell Heights context.

e The applicant proposes to vary the Sign By-law by way of a comprehensive sign design
package and Development Permit, to permit fascia signs to project 0.91 metres (3 ft.) from the
building, as described in Appendix II. The Sign By-law does not allow projections more than
0.5 metres (1.6 ft.) from the building face. The Sign By-law allows Council to vary the Sign By-
law through approval of a Development Permit that contains a comprehensive sign design
package.

Landscaping

e The proposed landscaping consists of a 7.5 metres (25 ft.) wide landscape strip along
190 Street, a 5.0 metres (16 ft.) wide landscape strip along the west property line, adjacent to
the greenbelt, and a 1.5 metre (5 ft.) wide landscape strip along the south property line.

e Landscaping has been designed with high quality drought resistant planting.
e Benches are provided at the principal entrance off of 190 Street.

e The landscaping plans have been reviewed by staff and found to be generally acceptable.

Access and Parking

e Two accesses are proposed to the site: the northern one will be used for staff and loading, and
the southern one for vehicles only (staff and visitors). A 7.5 metre (25 ft.) two-way drive aisle
is proposed along the north portion of the site, and a 6 metre (20 ft.) vehicle drive aisle is
proposed along the southern portion of the site. The main pedestrian entrance is adjacent to
the vehicle access.

e The proposal includes a total of go parking stalls, which exceeds the minimum 88 parking
spaces required under the Zoning By-law. This includes 3 disabled parking and 20 tandem
parking spaces. Most of the parking is located along the south property line, with some stalls
for staff located between the loading bays and along the northeast portion of the site. There
are 24 loading stalls proposed.
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The BC Building Code permits up to 40% of the ground floor area to be constructed as
second-storey mezzanine space. The proposed development includes 1,002 square metres
(10,785 sq. ft.) of mezzanine office space, which represents approximately 17% of the proposed
ground floor area. The applicant has agreed to register a Section 219 Restrictive Covenant
restricting the maximum mezzanine space to be constructed to avoid a situation where there
may be insufficient parking for the future development of the site. The applicant is providing
two (2) extra parking stalls, so the mezzanine space will be limited to 21.5%.

TREES

An arborist report was not required as there are currently no trees and little vegetation on the
property.

BIODIVERSITY CONSERVATION STRATEGY

The City of Surrey Biodiversity Conservation Strategy (BCS) Green Infrastructure Network
(GIN) map, adopted by Council on July 21, 2014 (Corporate Report No. Ri41; 2014), identifies
the site as within the Campbell Heights BCS management area, with a High ecological value.

The BCS further identifies the GIN area adjacent to the subject site as having a High habitat
suitability rating, derived from species at risk presence, species accounts and known
ecosystem habitat inventories. The BCS recommended Corridor was achieved through the
previous rezoning and subdivision Development Application No. 7910-0032-00. Because the
corridor was achieved through the previous application, a Sensitive Ecosystems Development
Permit is not required for this application.

¢ The development proposal enhances the BCS corridor by providing a minimum 5 metres

(16 ft.) landscape buffer and fencing along the west boundary of the subject site.

SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
October 10, 2017. 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 | e The site is located in the Campbell Heights LAP and the

(A1-A2) proposed development is reflective of the land use designation.
2. Density & Diversity e The proposed density and FAR is in keeping with the Zoning By-
(B1-B7) law.

3. Ecology & Stewardship | e The development incorporates rain water management design:

(C1-Cyq) 0 Absorbent soils (minimum 300 mm in depth);

0 On-lot infiltration trenches or sub-surface chambers;
0 Bio-swales;

0 Natural landscaping; and
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Sustainability Criteria Sustainable Development Features Summary

0 Sediment control devices.

4. Sustainable Transport & | e Bicycle parking will be provided on site.
Mobility (D1-D2)

5. Accessibility & Safety e CPTED principles haven been incorporated on the site design
(E1-E3)

6. Green Certification e N/A

(F1)

7. Education & Awareness | ¢ N/A
(G1-G4)

ADVISORY DESIGN PANEL

e The application was not referred to the Advisory Design Panel (ADP), but was reviewed by
City staff and found acceptable.

e The proposed development was evaluated based on compliance with the design guidelines

approved under General Development Permit No. 7910-0032-00, the Campbell Heights Local
Area Plan Design Guidelines and the OCP.

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. Site Plan, Building Elevations, Landscape Plans and Perspective

Appendix IV. Engineering Summary

INFORMATION AVAILABLE ON FILE

o Complete Set of Architectural and Landscape Plans prepared by Krahn Group of Companies
and KD Planning & Design Ltd., respectively, dated November 27, 2017 and
November 23, 2017.

original signed by Ron Hintsche
Jean Lamontagne
General Manager

Planning and Development

LFM/da
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DEVELOPMENT DATA SHEET

APPENDIX I

Existing Zoning: CD (By-law No. 17146 and 17934)

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total 15,102.31 m?
(3.73 acres)
Net Total 15,102.31 m?
(3.73 acres)
LOT COVERAGE (in % of net lot area)
Buildings & Structures 60% 40.22%
Paved & Hard Surfaced Areas
Total Site Coverage
SETBACKS ( in metres)
Front 7.5 m 7.5 m
Rear 7.5 m 7.5 m
Side #1 (N) 7.5 m 22m
Side #2 (S) 7.5 M 15.5 m
BUILDING HEIGHT (in metres/storeys)
Principal 14 m 11 m
Accessory 6 m n/a
FLOOR AREA: Industrial 15,102.31 m? 6,882.30 m?
DENSITY
FAR (net) 1.0 0.46
PARKING (number of stalls)
Industrial 88 90
Number of tandem parking stalls 50% (44 stalls) 20
Number of accessible stalls 3
Number of small cars n/a
Heritage Site | NO | Tree Survey/Assessment Provided | NO




PROPOSED SIGN BY-LAW VARIANCES

Appendix II

# | Proposed Variances

Sign By-law Requirement

Rationale

1 To allow all fascia signs to
project 0.92 metres (3 ft.)
from the building face.

The sign shall not project
more than 0.5 m (1.6 ft.) in
front of the building face to
which it is attached. (Part s,
Section 27(2)(f))

The proposed fascia

signs are of an appropriate
size and scale in relation to
the proposed building, and
the additional projection
will assist with wayfinding.
Furthermore, the signs are
of high-quality and are
architecturally well
coordinated with the
building.




APPENDIX III.

POWER-HOUSE BUILDING SUPPLIES

APPENDIX IlI

3757 190 STREET, SURREY, BC

SHEET LIST

ARCHITECTURAL STRUCTURAL

DPO.A COVER PAGE

DP02 PERSPECTIVES

DP0.3 PERSPECTIVES

DP2.1 SITE PLAN

DP22 FIRE TRUCK SIMULATIONS
DP2.2 SITE PLAN - BASE

DP2:3 SITE SECTIONS, STREETSCAPE
DP24 SHADOW STUDIES

DP25 SITE & FREE STANDING SIGN DETAILS
DP2.6 SIGN & SCREEN WAL DETAILS
DPa.1 FLOORPLANS

DP3.2 TYP.UNIT OFFICE LAYOUT
DP3.3 ROOF PLAN

DP4.1 ELEVATIONS

DP5.4 BUILDING SECTIONS

ELECTRICAL LANDSCAPE

PROJECT TEAM

ARCHITECT OF RECORD
LARRY PODHORA ARCHITECT

1952 BRACKMAN WAY
SAANICH B.C. V8L 0C2

CONTACT: LARRY PODHORA

BUILDING DESIGN

KRAHN ENGINEERING LTD.
400 - 34077 GLADYS AVENUE
ABBOTSFORD B.C. V2S 2E8
P. 604.853.8831 F. 604.853.1580

CONTACT: DARREN CRUICKSHANKS

STRUCTURAL

KRAHN ENGINEERING LTD.

400 - 34077 GLADYS AVENUE
ABBOTSFORD B.C. V2S 2E8

P. 604.204.6662 F.604.294.6665

CONTACT: PETER KIDDIE

CIVIL

KM CIVIL CONSULTANTS LTD.
400 - 34077 GLADYS AVENUE
ABBOTSFORD B.C. V2S 2E8
P. 604.853.8831 F. 604.853.1580

CONTACT: STUART MACGREGOR

MECHANICAL

KD MECHANICAL CONSULTANTS LTD.
400 - 34077 GLADYS AVENUE
ABBOTSFORD B.C. V28 2E8

P. 604.853.8831 F.604.853.1580

CONTACT: CHAD NIWRANSKI

LANDSCAPE

KD PLANNING AND LANDSCAPE LTD.
400 - 34077 GLADYS AVENUE
ABBOTSFORD B.C. V2S 3E8

P. 604.853.8831 F. 604.853.1580

CONTACT: SHAN TENNYSON

ELECTRICAL

KD ELECTRICAL CONSULTANTS LTD.

400 - 34077 GLADYS AVENUE
ABBOTSFORD B.C. V28 2E8
P. 604.853.8831 F. 604.853.1580

‘CONTACT: RODRIGUE ROUHANNA

INTERIOR DESIGNER

KG INTERIOR DESIGN LTD.

400 - 34077 GLADYS AVENUE
ABBOTSFORD B.C. V2S 2E8
P. 604.853.8831 F. 604.853.1580

CONTACT: SUZANNE GRATHAM
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the future lives here.

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

FROM: Development Services Manager, Engineering Department
DATE: Dec 19, 2017 PROJECT FILE: 7817-0479-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 3757-190 Street

DEVELOPMENT PERMIT

The applicant requests a Development Permit in order to construct a multi-tenant industrial
building with a floor area approximately 6,855.00 sq.m. including office space. There are no
engineering requirements relative to the Development Permit.

BUILDING PERMIT

The site is being serviced under Surrey Project 7814-0294-00 for which works have not been fully
completed yet. Some of these works may be required prior to issuance of the Building Permit.

The following are to be addressed prior to issuance of the Building Permit:

» Evaluate services (e.g. driveways, water connections, sanitary sewer connections, storm
water drainage) provided to the site by 7814-0294-00 and relocate/modify through the BP
process. This will also include abandonment of redundant service connections as
required;

e Construct driveway letdowns to City standard (11.om concrete driveway at 3.0 m offset
from property line); and

e Design/Construct on site infiltration and water treatment features as per Campbell
Heights Land Use Plan requirements and as described in servicing plans under City
project 7814-0294-00 and Restrictive Covenants on title.

The applicant is advised to review the sustainable drainage and water quality control restrictive
covenants registered on title prior to submitting building permit application.

Rémi Dubé, P.Eng.
Development Services Manager
LR1



