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RECOMMENDATION SUMMARY

e Approval to draft Development Permit.

e Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The applicant is proposing a Development Variance Permit to:
0 Reduce the number of required parking spaces;

0 Increase the allowable number of parking spaces for trucks and trailers within the
Loading/Unloading area;

0 Increase the maximum building height; and
0 Reduce the minimum distance (setback) from top of bank of a Natural Class B Stream.

e The applicant is proposing to vary the Sign By-law, through a comprehensive sign design
package, to permit a mural on the east facade of the building near the main building entrance.

RATIONALE OF RECOMMENDATION

e The proposal complies with the site’s Mixed Employment designation in the Official
Community Plan (OCP) and with the site’s Business Park designation in the Campbell Heights
Local Area Plan (LAP).

e The proposed vehicle parking variance is supportable as the applicant has demonstrated that
the number of parking spaces provided is sufficient to meet the peak parking demand based
on the maximum employee shift requirements.

e The proposed variance to allow increased truck loading/unloading bays is necessary to
accommodate a truck/trailer staging area and fleet parking on-site.

e The proposed variance to increase the building height follows recent trends and best practices
for refrigerated buildings whereby increasing the interior height improves efficiency and
reduces the energy required to power the cooling systems in the building.

e The proposed variance to reduce the setback from top of bank is supportable as the proposed
development adheres to an Environmental Review Committee (ERC) decision of November
2012, a Water Sustainability Act Approval granted in August 2016, and the current Provincial
Riparian Areas Regulation (RAR). The land was conveyed to the City for protection of the
riparian area as part of the rezoning requirements and was premised on the approvals
received prior to the adoption of the streamside protection setbacks in the Zoning By-law.
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The proposed streamside setback variance occurs at only one point along the south boundary
of the site where a storm water headwall was constructed in accordance with the August 2016
Water Sustainability Act approval. Otherwise, most of the proposed development adheres to
the minimum required streamside setbacks of the Zoning By-law.

The proposed mural will provide visual interest and emphasize the main entrance of the
building.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council authorize staff to draft Development Permit No. 7918-0262-00, including a
comprehensive sign design package, generally in accordance with the attached drawings
(Appendix III).

2. Council approve Development Variance Permit No. 7918-0262-00 (Appendix VI) varying

the following, to proceed to Public Notification:

(a) to increase the maximum height of a building in the IB-2 Zone from 14.0 metres
(46 ft.) to 18.5 metres (61 ft.);

(b) to reduce the minimum number of on-site parking spaces from 512 spaces to
293 spaces;
(c) to increase the maximum number of parking spaces for trucks and trailers within

the Loading/Unloading area from 100 to 262; and

(d) to reduce the minimum setback distance from top of bank of a Natural Class B
Stream from 15.0 metres (50 ft.) to a minimum of 0.0 metres (o ft.) at one location
along the south boundary of the site north of the stormwater headwall, as shown
on Schedule A in Appendix VI.

3. Council instruct staff to resolve the following issues prior to final 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 finalized tree survey and a statement regarding tree preservation
to the satisfaction of the City Landscape Architect;

(c) submission of a landscaping plan and landscaping cost estimate to the
specifications and satisfaction of the Planning and Development Department;

(d) resolution of all urban design issues to the satisfaction of the Planning and
Development Department;

(e) registration of a Section 219 Restrictive Covenant to require full parking
requirements should the use change in the future; and

(H registration of a Section 219 Restrictive Covenant to prohibit any use that requires
a Metro Vancouver air quality permit from locating on the site.
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REFERRALS
Engineering:

Parks, Recreation &
Culture:

Surrey Fire Department:
Agricultural and Food

Security Advisory
Committee (AFSAC):

SITE CHARACTERISTICS

Existing Land Use:

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

Parks preference is for black metal picket fencing, rather than chain
link, along the west property line abutting the ALR buffer.

No concerns.

This application proceeded for consideration at the September 6,
2018 AFSAC Meeting (Item D.1. in Appendix V). The Committee
supported the Development Application as proposed and
commented that it was designed in accordance with the farm
protection development permit guidelines, making it suitable for
development adjacent to the ALR.

Vacant 11.8-hectare (29.2 acre) lot.

Adjacent Area:
Direction Existing Use LAP Designation Existing
Zone

North (Across | Industrial Warehouse Business Park & Open Space IB-2 &

22 Avenue): development (under Corridors/Buffers A1
construction)

East: Industrial Business Park | Business Park, Open Space IB-2
developments Corridors/Buffers & Landscaping Strips

South: Parkland (dedicated) Open Space Corridors/Buffers IB-2

West: Agricultural properties | Agricultural (Agricultural Land Reserve) | A-1

West (directly | Parkland (dedicated) Open Space Corridors/Buffers IB-2

adjacent):

DEVELOPMENT CONSIDERATIONS

Background

e The subject site, located at 18890 - 22 Avenue, is approximately 1.8 hectares (29.2 acres) in
size, and is situated in the Campbell Heights Industrial Area.

e The subject site is designated "Mixed Employment” in the Official Community Plan (OCP),
"Business Park” in the Campbell Heights Local Area Plan (LAP) and is zoned "Business Park 2

Zone (IB-2)".
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e Under Development Application No. 7912-0069-00, the subject site was rezoned from
"General Agriculture Zone (A-1)" to "Business Park 2 Zone (IB-2)" and the Campbell Heights
LAP was amended to remove a proposed stormwater detention facility, change the location of
a multi-use trail from the west side of the site to the east side, and to adjust the open space
corridor area. A General Development Permit was also issued for the site as part of
Development Application No. 7912-0069-00.

e In 2013, at the time Development Application No. 7912-0069-00 proceeded to Council, the
applicant was proposing five (5) industrial lots, along with a Park lot for riparian protection,
and Park dedication for an agricultural buffer adjacent to the Agricultural Land Reserve (ALR)
to the west.

o Subsequently, the applicant revised their application from five (5) industrial lots, to one (1)
industrial lot, with the riparian and Park dedication remaining unchanged.

e Water Sustainability Act Approval was granted in August 2016 permitting the applicant to fill
an unnamed ditch located on the subject property.

e The site was previously cleared of trees following the conclusion of Development Application
No. 7912-0069-00.

Current Proposal

e The applicant is proposing a Development Permit to facilitate the development of a 49,291
square metre (530,563 sq. ft.) fresh and frozen grocery warehouse and distribution facility.

e The applicant is also proposing a Development Variance Permit (DVP) to:
0 Increase the maximum building height;
0 Reduce the minimum number of required on-site parking spaces;
0 Increase the maximum number of parking spaces for trucks and trailers within the
Loading/Unloading area; and
0 Reduce the minimum setback distance from top of bank of a Natural Class B Stream.

e The proposed facility will form a critical component of Sobeys’ supply chain immediately and
into the future. The facility will allow for continued growth throughout mainland BC and
Vancouver Island and provide critical access to the labour required to facilitate this growth.

o The facility will allow Sobeys to centralize distribution operations and generate significant
logistical efficiencies. The state of the art refrigerated facility is designed with cross-dock
loading/unloading, distribution, and storage for produce, dairy, poultry, frozen foods, and

grocery.

e The applicant advises that the distribution facility is expected to employ approximately 200
full-time equivalent (FTE) positions in four (4) daily shifts.

e The proposed 42,921 square metre (530,563 sq. ft.) building represents a Floor Area Ratio
(FAR) of 0.41, which is less than the maximum of 1.0 FAR permitted under the IB-2 Zone.

¢ Similarly, the proposed site coverage of 41% is less than the maximum 60% coverage
permitted in the IB-2 Zone.



Staff Report to Council Planning & Development Report

File:  7918-0262-00 Page 7

e The applicant has proposed landscaping along the northern portion of the site to break-up the
large scale of the building. The proposed landscaping treatments are described in more detail
later in this report.

Agricultural Land Reserve (ALR) Interface

e The subject site is located to the east of the Agricultural Land Reserve (ALR) boundary.

e For non-residential uses, the OCP Farm Protection Guidelines recommend a minimum
building setback from the ALR boundary of 30.0 metres (100 ft.), with a minimum 15.0 metre
(50 ft.) vegetated buffer.

e Under Development Application 7912-0069-00, a 15.0 metre (50 ft.) wide strip of land adjacent
to the ALR was dedicated to the City as Park for the purposes of establishing a landscape
buffer.

e The landscape buffer is to include a 3.0 metre (10 ft.) wide gravel walkway along the eastern
portion, with native plantings along the western portion adjacent to the ALR to be maintained
by the Parks Department. Within the subject site, an additional 1.2 metre (4 ft.) wide
landscape strip is proposed adjacent to the Park.

¢ The building will be further buffered from the ALR boundary by a two-way drive aisle and a
1.5 metre (5 ft.) wide walkway.

e The proposed building setback varies between 10.3 metres (34 ft.) at the southwest corner and
12.4 metres (41 ft.) at the northwest corner from the property line. This equates to a building
setback from the ALR boundary of between 25.3 metres (83 ft.) and 27.4 metres (9o ft.), which
is a small reduction from the recommended minimum setback within the Farm Protection
Guidelines in the OCP.

e Due to the building design and required interior dimensions, the applicant is unable to
modify the building plan to accommodate the full 30.0 metre (100 ft.) building setback

recommended in the OCP.

e The proposed development is supported by the Agricultural and Food Security Advisory
Committee (AFSAC) as presented.

Riparian Area Interface

e In October 2011 and November 2012, the Environmental Review Committee (ERC), consisting
of a representative from Fisheries and Oceans Canada and City staff from Engineering, Parks,
and Planning, reviewed the proposal under Development Application No. 7912-0069-00 for
the protection of the riparian area around the tributaries of the eastern reach of Twin Creeks.

e The proposal included recommendations for minimum setbacks from the tributaries and the
establishment of a riparian protection area to maximize preservation of woodland habitat in
the southeast corner of the site, thereby maximizing fish and wildlife habitat functions and
values.
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In August 2016, the applicant received Water Sustainability Act Approval from the Ministry of
Forests, Lands and Natural Resource Operations to fill an unnamed Class C ditch, as well as
the first 55 metres (180 ft.) (headwaters) of the Class B stream, that led from the north
property line of the subject site to the south property line bordering the proposed riparian lot.
These works would be completed with the understanding that the remainder of the Class B
stream would be enhanced by the placement of an outfall system, resulting in no net loss of
in-stream habitat and nutrient potential.

The riparian protection area, a 2.96 hectare (7.3 acre) parcel, was conveyed to the City without
compensation as part of Development Application No. 7912-0069-00, with the protection area
exceeding the area required under the Provincial Riparian Areas Regulation (RAR).

On September 12, 2016, Council gave Final Adoption to Text Amendment By-law No. 18809,
which incorporates streamside protection regulations as Part 7A in the Zoning By-law and
establishes minimum setbacks from top of bank for streams.

Consequently, the current proposal now requires a variance to the City’s streamside setback,
which is discussed in further detail in the By-law Variances section of this report.

Air Emissions

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.

As 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.

Sobeys will be operating a fresh and frozen grocery warehouse and distribution facility from
the subject site. There are no emissions anticipated for these operations which would trigger
the requirement of a permit from Metro Vancouver.

DESIGN PROPOSAL AND REVIEW

Building and Site Design

The proposed building is generally consistent with the design guidelines outlined in the
Campbell Heights Local Area Plan and the OCP, as well as the site specific Campbell Heights
Southwest Business Park Design Guidelines.

The building is oriented towards 22 Avenue, which provides the only access to the site.
Although the office component is located at the rear of the building (south portion), the main
entrance has been designed to emphasize it as the front of building.

To portray a primary frontage, the main entry features an extensive glass curtain wall, portal
canopy framing of its doorway, an embedded historical graphic on the fagade, and signage.
Furthermore, the primary building frontage features a full-length covered walkway leading to
the building entrance.
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The building is setback substantially from 22 Avenue to address the scale of the building
adjacent to the street.

e The main fagade of the building is comprised of insulated concrete tilt-up panels broken up
by frosted glass panels with fins to create visual interest. The fins act as functional solar
shading along the east elevation and are decorative along the north elevation. The glass
curtain wall delineates the main entrance by providing visual relief and contrast to the solid
concrete facade.

e The roof top mechanical units, required for the refrigeration of the building are screened with
insulated metal panels.

e The loading area at the eastern end of the building is screened from view with a combination
of 2.5 metre (8 ft.)high black solid metal fence and a 1.8 metre (6 ft.) high cedar hedge.

e Similarly, exterior-placed generators at the western end of the building are screened by a
2.5 metre (8 ft.) high black solid metal fence, cedar hedging, and conifer trees along the east

and north sides.

Access and Parking

e The site has three access points off of 22 Avenue. The two easterly access points provide
access and egress to employees and visitors to the parking lots along the north side of the
building and in the northeast corner of the site. The third, more westerly access point is at
the termination of 22 Avenue and will provide access and egress to the Loading/Unloading
area and truck/trailer parking at the rear of the site.

e Access to the site will be controlled by manual swing gates and aluminum traffic arms along
the northern drive aisle west of the truck entrance and along the eastern drive aisle south of
the eastern-most access point.

e The applicant has proposed 293 car parking spaces on-site and 262 spaces for truck and trailer
parking. This proposal requires a Development Variance Permit that is discussed in further
detail in the By-law Variance section below.

Landscaping

e The proposed landscaping consists of a 6.0 metre (20 ft.) wide landscape buffer along 22
Avenue, a 1.2 metre (4 ft.) wide landscape buffer along the west property line, adjacent to the
Park/ALR buffer, and a landscape buffer varying in width from 1.2 metres (4 ft.) to 5.6 metres
(18 ft.) along the rear property line, adjacent to the Park/riparian area.

e Additionally, landscaping islands have been provided in the parking lots and an outdoor
amenity space for employees has been provided to the west of the main entrance to the
building.

e The proposed landscaping will consist of a variety of trees, including: Japanese Maple,
Columnar Maple, Sweet Gum, Beech, Kobus Magnolia, Katsura, Nootka Cypress, Western
Hemlock, and Western Red Cedar.
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e A 1.8 metre (6 ft.) high black chain link fence is proposed around the perimeter of the site.

Signage

e For site signage, the applicant is proposing three fascia signs, three free standing signs, and
one monument sign.

e The three fascia signs proposed will include: (1) the company name on the eastern edge of the
north fagade; (2) the address number above the front entrance; and (3) an historical graphic
and the company name on the east facade next to the front entrance.

e The historical graphic is considered a mural under the Surrey Sign By-law, 1999. Murals are
prohibited under the Sign By-law unless approved by Council and therefore requires a
variance. The applicant is proposing to vary the Sign By-law by way of a comprehensive sign
design package, as described in Appendix II.

e The three free standing signs are proposed adjacent to each driveway entrance to the site,
while the monument sign is proposed half-way between the western two entrances. The

proposed signs are architecturally coordinated with the design of the building.

Sustainability Features

e As part of the previous rezoning and subdivision application (No. 7912-0069-00) a linear park
was provided to provide a buffer with the Agricultural Land Reserve (ALR) lands to the west
of the subject site and a 2.96 hectare (7.3 acre) parcel, was conveyed to the City without
compensation for the purposes of riparian protection and enhancement.

e The landscape design includes native and drought resistant plant species to minimize the
need for ongoing irrigation.

e The site has been designed to infiltrate all stormwater up to a 100 year storm event on-site.
Stormwater will be treated through an interceptor and dispersed back into the ground
through underground tanks.

e The proposed building height has been increased in order to greatly increase the energy
efficiency of the building and reduce the energy consumption for the life of the building.

e The building systems include heat recovery systems, which will utilize the heat generated by
the refrigeration equipment and utilize it for heating the office space.

e LED lighting with motion detection will be utilized throughout the building to reduce energy
consumption.

¢ Low flow plumbing fixtures will be used throughout the building to reduce water
consumption for the life of the building.

¢ Conduit for electric vehicle charging stations are being provided at locations in the passenger
vehicle parking area, as well as in truck parking locations.
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e Sobeys has launched holistic sustainability efforts to reduce the environmental footprint of
their operations, including acquiring increasingly efficient vehicles and backhauling wherever
possible to reduce vehicle related greenhouse gas emissions.

e Sobeys has also been working with their suppliers and waste management partners to reduce
the amount of paper, cardboard, plastic, and organic waste sent to landfills.

PRE-NOTIFICATION

e A development proposal sign was installed on the site and the proposal was referred to the
Little Campbell Watershed Society (LCWS) for review and comment. To date, staff have
received no comments on the proposal.

e In August 2018, the applicant met with the LCWS to discuss their proposal. A summary of the
meeting was provided to staff by the applicant and confirmed by the LCWS to provide an
accurate representation of the discussion. The main points discussed were:

0 Revised proposal from five (5) industrial lots to one (1) industrial lot to accommodate a
single tenant, with the Park dedication for riparian protection and an agricultural
buffer remaining the same;

0 Amendment from the original proposal for stormwater management design to now
infiltrate up to the 1in 100 year storm event on-site and cap the recently installed
stormwater outfall;

0 Erosion and sediment control during site preparation activities and construction; and

o Site plan and building layout.

e The LCWS provided the following comments in response:

0 No issues with the revisions to the subdivision plan. The LCWS is pleased the Park
dedication for riparian protection and the ALR buffer are to remain the same;

o Satisfied with the proposed on-site stormwater management plan to infiltrate
stormwater into the ground and not discharge it into Twin Creeks and with
clarification of the existing stormwater outfall;

0 Adpvised the applicant that they do not want any development related sediment to
enter into the creek system; and

0 No issues with the proposed site plan.

(Through subsequent review of the proposal, it has been determined that small amounts of water
will be provided through the storm water outfall to ensure the ongoing viability of the riparian area
habitat. The applicant’s QEP has advised that there will be no change in overall hydrology a result of
the development.)
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SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
July 10, 2018. 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 Sustainable Development Features Summary
Criteria
1. Site Context & e The site is located in the Campbell Height LAP area. The proposed
Location development is reflective of the land use designation.
(A1-A2)
2. Density & Diversity | ¢ The proposed density of 0.41 FAR complies with the maximum of 1.0
(B1-B7) FAR allowed under the IB-2 Zone.
3. Ecology & e Low Impact Development Standards (LIDS) are incorporated into
Stewardship the design of the project including:
(C1-Cy) 0 Absorbent Soils (minimum 300 mm in depth);

Roof Downspout Disconnection;

On-lot infiltration sub-surface chambers;

Vegetated swales;

Natural landscaping; and

0 Sediment control devices.

e The applicant is proposing to plant 145 trees on site.

¢ The development is adjacent to BCS Corridors (#52 and 54) for
which land was conveyed to the City by the applicant without
compensation under Development Application No. 7912-0069-00.

e Recycling and organic waste facilities will be provided and managed
by the tenant.

O O OO

4. Sustainable e A multi-use path is being provided within the Park dedication to the
Transport & west, provided under Development Application No. 7912-0069-00.
Mobility ¢ Bicycle parking is provided near the main entrance to the building.

(D1-D2) ¢ A covered walkway is provided along the east side and front of the
building.

5. Accessibility & ¢ Crime Prevention Through Environmental Design (CPTED)

Safety principles have been incorporated through site design to
(E1-E3) 0 Maximize sight lines from public areas;

0 Ensure there are no dark corners; and
0 Provision of lighting throughout the site.
6. Green Certification | ¢ None proposed.

(F1)
7. Education & e Public notification has taken place through the installation of a
Awareness development proposal sign on-site.
(G1-Ga4) ¢ The applicant met with the Little Campbell Watershed Society

(LCWS) to discuss the proposal and seek comments.
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ADVISORY DESIGN PANEL

The application was not referred to the Advisory Design Panel (ADP), but was reviewed by
City staff and found to be acceptable. The proposed development was evaluated based on
compliance with the design guidelines within the Campbell Heights Local Area Plan, the
Official Community Plan (OCP), and the site specific Campbell Heights Southwest Business
Park Design Guidelines.

BY-LAW VARIANCE AND JUSTIFICATION

(a)

(b)

Requested Variance:

e To increase the maximum height of a building in the IB-2 Zone from 14.0 metres (46
ft.) to 18.5 metres (61 ft.).

Applicant's Reasons:

e The proposed use requires much of the building to be refrigerated to allow for the
handling of produce and other food products.

e The recent trend and best practice with refrigerated buildings is to increase the
interior height to improve the efficiency of the refrigeration and reduce the
environmental footprint of the building. Taller buildings are more efficient and
reduce the energy required to power the cooling systems in the building.

Staff Comments:

e The applicant is proposing to set the building back from the street frontage along
22 Avenue by 27.3 metres (9o ft.), which exceeds the 16.0 metres required under the
IB-2 Zone, and will help reduce the building’s massing as viewed from the street.

Requested Variance:

e To reduce the minimum number of on-site parking spaces from 512 spaces to
293 spaces.

Applicant's Reasons:

e The proposed 293 parking spaces are sufficient to accommodate the peak employee
and visitor parking requirements.

e The facility will operate with four shifts. The maximum number of employees per shift
will be 10 and when accounting for overlap between shifts, there will be a maximum
of 160 employees on-site at any given time.



Staff Report to Council Planning & Development Report

File:  7918-0262-00 Page 14

Staff Comments:

e Should the proposed use for the subject site change in the future, the proposed staging
and parking area for trucks and trailers could be converted to additional passenger
vehicle parking spaces to meet the Zoning By-law parking requirements.

e The applicant has agreed to register a Restrictive Covenant on title to require full
parking requirements should the use of the site change in the future.

(c) Requested Variance:

e To increase the maximum number of parking spaces for trucks and trailers within the
Loading/Unloading area from 100 to 262.

Applicant's Reasons:

e The proposed 262 parking spaces for trucks and trailers are required to accommodate
staging and fleet parking requirements.

Staff Comments:

o The IB-2 Zone allows for additional areas for loading/unloading of trucks and trailers,
provided the number of additional parking spaces does not exceed the number of
loading docks on the building and that these areas are screened from the street.

e The additional truck and trailer parking spaces are required to meet the operational
requirements of the operator.

e The parking spaces are located at the rear of the building and are therefore screened
from 22 Avenue by the building. A landscape buffer varying in width from 4.4 metres
(14 ft.) to 5.6 metres (18 ft.) comprised of conifer trees with a black metal picket fence
is proposed at the southwest corner of the site to ensure the truck and trailer parking
is adequately screened from 20 Avenue.

(d) Requested Variance:

e To reduce the minimum setback distance from top of bank of a Natural Class B Stream
from 15.0 metres (50 ft.) to 0.0 metres (o ft.).

Applicant's Reasons:

e The subject site and the riparian lot to the south were created under a previous
rezoning and subdivision application (No. 7912-0069-00) following the policies and
procedures that were in place at that time for the protection of streamside areas. This
included review by the Environmental Review Committee (ERC).

e The proposal adheres to the Environmental Review Committee (ERC) decision, a
Water Sustainability Act Approval granted in August 2016, and the current Provincial
Riparian Areas Regulation (RAR).
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e The variance is required in order to comply with the City’s streamside setback
requirements that were subsequently adopted in September 2016.

Staff Comments:

e In 2016, the applicant received Water Sustainability Act Approval from the Ministry of
Forests, Lands and Natural Resource Operations to fill an unnamed Class C ditch and
the first 55 metres (180 ft.) (headwaters) of the Class B stream that led from the north
property line of the subject site to the south property line bordering the proposed
riparian lot.

e Due to on-site grading requirements, a proposed retaining wall is to be located 0.30
metres (1 ft.) north of the property line and will effectively become the top of bank for
the remaining portion of the stream. The relocated stream is now considered as
starting from the stormwater outfall headwall, which is located approximately 24.9
metres (80 ft.) south of the retaining wall within the riparian lot.

¢ Under the Provincial Riparian Areas Regulation (RAR) the stormwater outfall headwall
would be considered the high water mark for this watercourse. The provincially
required Streamside Protection and Enhancement Area (SPEA) for this watercourse is
10 metres (33 ft.) from high water mark.

e Under the City’s Streamside Setback requirements, the retaining wall, as top of bank,
would require an additional 15 metre (49 ft.) setback into the subject site. As such, the
City’s streamside protection requirements are more stringent that those of the
province.

e The applicant’s proposal exceeds the provincially required SPEA by 14.9 metres (48 ft.).
The applicant’s QEP has indicated that the total proposed setback of 24.9 metres (8o
ft.) from the outfall (high water mark) to the retaining wall provides an acceptable
protection area for the subject watercourse.

e Furthermore, while the proposed variance is to reduce the City’s Streamside Setback
requirement to 0.0 metres (o ft.) from top of bank at the property line in this location,
the minimum 15.0 metre (50 ft.) setback required under the Zoning By-law is met or
exceeded elsewhere, with the result being a larger protected riparian area than is
required under both RAR and the City’s Zoning By-law, encompassing the entirety of
the riparian lot.

e Staff support the proposed variance for a reduced streamside setback to proceed to
Public Notification based on the proposal exceeding the minimum setback
requirements of RAR and the proponent’s compliance with their Water Sustainability
Act approval.
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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

Appendix V. Agricultural and Food Security Advisory Committee Minutes

Appendix VI. Development Variance Permit No. 7918-0262-00

INFORMATION AVAILABLE ON FILE

e Environmental Report Prepared by Envirowest Consultants Inc. dated November 28, 2018
o Complete Set of Architectural and Landscape Plans prepared by Taylor Kurtz Architecture +
Design Inc. and LandSpace Design Inc., respectively, dated November 27, 2018

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

CB/cm



CONFIDENTIAL
APPENDIX I

Information for City Clerk

Legal Description and Owners of all lots that form part of the application:

1. (a) Agent:

Name: Andrew Peterson
Beedie

Address: 3030 - Gilmore Diversion
Surrey, BC V5G 3B4

2. Properties involved in the Application

@)

(b)

Civic Address: 18890 - 22 Avenue

Civic Address: 18890 - 22 Avenue

Owner: KVLP (Campbell) Developments Ltd., Inc.
KVLP (20'") Enterprises Ltd., Inc.
KVLP (Surrey) Holdings Ltd., Inc.
0731885 BC Ltd
Director Information:
Ryan K. Beedie

Officer Information as at August 8, 2018:
Ryan K. Beedie (President, Secretary)

PID: 030-539-684
Lot 1 Section 16 Township 7 New Westminster District Plan EPP83234

3. Summary of Actions for City Clerk's Office

@)

Proceed with Public Notification for Development Variance Permit No. 7918-0262-00 and
bring the Development Variance Permit forward for an indication of support by

Council. If supported, the Development Variance Permit will be brought forward for
issuance and execution by the Mayor and City Clerk in conjunction with the issuance of
the Development Permit.



DEVELOPMENT DATA SHEET

Existing Zoning: 1B-2

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total 11.8 ha (29.2 ac.)
Road Widening area
Undevelopable area
Net Total 1.8 ha (29.2 ac.)
LOT COVERAGE (in % of net lot area)
Buildings & Structures 60% 41%
Paved & Hard Surfaced Areas
Total Site Coverage
SETBACKS ( in metres)
Front 16.0 m 27.3m
Rear 7.5 m 44.2 m
Side #1 (N) 7.5 m 29.3m
Side #2 (W) 7.5 m 10.3m
Side #3 (E) 0.0 m 14.0 m
BUILDING HEIGHT (in metres/storeys)
Principal 14.0 m 18.5 m
Accessory
FLOOR AREA: Industrial
Industrial 48,065 m?
Office 1,226 m>
TOTAL BUILDING FLOOR AREA 49,291 m>
DENSITY
# of units/ha /# units/acre (gross)
# of units/ha /# units/acre (net)
FAR (gross) 0.41
FAR (net) 0.41
PARKING (number of stalls)
Industrial 481
Office 31
Total Number of Parking Spaces 512 293
Number of accessible stalls 4
Number of small cars 42
Heritage Site | NO | Tree Survey/Assessment Provided | YES




PROPOSED SIGN BY-LAW VARIANCES

Appendix 11

# Proposed Variances

Sign By-law Requirement

Rationale

1 To allow a mural in the form
of an historical graphic.

A mural is not permitted
unless it has received
approval from Council or
from any Committee
appointed by Council to
approve such mural (Part 1,
Section 5(5)).

The proposed mural will
provide visual interest and
emphasize the main
entrance of the building.




3D VIEW OF NORTH ENTRANCE
1:4
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REV | DATE DESCRIPTION
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Project Orion
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Entrance
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Section @ ALR Setback.
1:48
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A006.

| Proposed ALR Setback
25.334m

|
|

PARK DEDICATION .
! ALR Buffer Proposed Building Setback

15.000 m 10.334 m
|
|
. |
|
Pathway . Landscape Strip Drive Aisle

. 5.000 m 1 1.200 m 9.134m

=

| =N == = = = = == == = == = == == = =] ]
4'-0" H. black vinyl chainlink, black

poles & rails w/ 2'-0" H. tensile wires

6'-0" H. black
chainlink fence
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Project Orion
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— Roof height varies. Refer to roof plan and 3D views for accurate representation of design
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@ 3D View - North Entrance.

@ 3D View - Southwest (Office).

@ 3D View Northeast.

@ 3D View -Southeast.

@ 3D View - Southeast (Office).
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Fascia Signage Summary:

Allowable:
* 6 Fascia Signs (2 /3,000 sq.m + 1/ each 1,000 sq.m floor area, up to max 6 signs)
+ 218 sq.m total (1 sq. m / each linear m of building frontage)

Proposed:
* Fascia sign 1: 10.7 sq.m
* Fascia sign 2: 3.0 sq.m.

Total Area Fascia Sign: 13.7 sq.m
Monument Signage Summary:

Allowable:

* Free-standing Sign 2m setback from lot line. Area - singles faced 14 sq.m (150 sq.ft.), double faced 28 sq.m (300 sq.ft.)
* Max. Height - 2.4 m (7.8 ft)

* Distance between free standing sign - Minimum 50 m (150 ft)

Proposed:

* 3 Free standing Monument signs

* Double faced 8.2' Wide x7' Height (115 sq.ft.)

* Distance between free standing sign (varies, min. 160 sq.ft.)

Historical Graphic:

Proposed:
» Total graphic: 51.3 sq.m

E A751 ;
3.600 m

Monument Sign
Free Standing Sign 3

218.065m

36"W X 23" H.

Free Standing Sign 2 —
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Note:
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CITY OF Appendix \Y}
.ISURREY INTER-OFFICE MEMO

o= the future lives here.
T0: Manager, Area Planning & Development
- South Surrey Division
Planning and Development Department
FROM: Development Services Manager, Engineering Department
DATE: September 13, 2018 PROJECT FILE: ~818-0262-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 1882120 Avenue

DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT

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

BUILDING PERMIT
Complete servicing agreement under Surrey Project 7812-0069-00 prior to Building Permit.
Tommy Buchmann, P.Eng.
Acting Development Services Manager




Agriculture and Food Security Advisory Committee - Minutes September 6, 2018

D. NEW BUSINESS Appendix V

1. Development Application 7918-0262-00
Christa Brown, Planner
File: 7918-0262-00; 6880-75

The following comments were made:

. The subject property is approximately 16.1 hectares in area, designated
Mixed Employment in the Official Community Plan (OCP), Business Park
in the Campbell Heights Local Area Plan (LAP), and is zoned Business
Park 2 Zone (IB-2). The Property is located to the east of the Agricultural
Land Reserve (ALR) and is adjacent to a 15 metre wide park buffer.

o The applicant is proposing to construct a 49,313 square metre industrial
warehouse and distribution centre on one industrial lot with associated
parking for trucks and trailers utilized as part of the operations. The
applicant is seeking a variance to increase the maximum building height
allowable from 14.0 metres to 17.0 metres and reduce the number of
required on-site parking spaces from 512 to 305 spaces. The subject
application was previously brought to the March 14, 2013 AFSAC meeting
proposing five industrial lots.

The Committee noted that the application is well planned and designed in
accordance with farm protection development permit guidelines, which makes it
suitable development beside the ALR.

It was Moved by M. Bose

Seconded by J. Zelazny

That the Agriculture and Food Security
Advisory Committee recommend to the General Manager of Planning and
Development to support Development Application 7918-0262-00.

Carried

h:\clerks\council select committees\agriculture food and security advisory committee\minutes\2018\min afsac 2018 09 06.docx Page 3
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APPENDIX VI
CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7918-0262-00

Issued To:
Address of Owner:
(collectively referred to as "the Owner")
L. 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: 030-539-684
Lot 1 Section 16 Township 7 New Westminster District Plan EPP83234

18890 - 22 Avenue

(the "Land")
3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:
(@) In Section G.1. of Part 47B “Business Park 2 Zone (IB-2)”, the maximum building

height is increased from 14.0 metres (46 ft.) to 18.5 metres (61 ft);

(b) In Section C.1 of Part 5 “Off-Street Parking and Loading/Unloading”, the minimum
number of required off-street parking spaces is reduced from 512 spaces to
293 spaces;

(c) In Section H.2.(a) of Part 47B “Business Park 2 Zone (IB-2)”, the maximum number
of parking spaces for trucks and trailers is permitted to exceed the number of
loading spaces and/or shipping/receiving doors in order to allow a total of
262 spaces; and



-2

(d) In Section B.1. of Part 7A “Streamside Protection”, the minimum distance from the
top of bank for a “Natural Class B Stream” is reduced from 15.0 metres (50 ft.) to
0.0 metres (o ft.).

This development variance permit applies to only that portion of the 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.

The Land shall be developed strictly in accordance with the terms and conditions and
provisions of this development variance permit.

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.

The terms of this development variance permit or any amendment to it, are binding on all
persons who acquire an interest in the Land.

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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The minimum number of required off-street parking spaces is reduced to 293 stalls.

The maximum number of parking spaces for trucks and trailers is increased to 262 spaces.
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DATE: 2018-11-28 - 11:21am

PATH: \ENV-FS-R\Alpha\Envirowest Files\2018\Surrey-White Rock\655-24\AutoCAD\Final\655-24-15R02.dwg

LAYOUT: 655-24-15

LEGEND

== = = == Property Boundary
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== == == RAR SPEA - 10 m from high water mark
= RAR SPEA Protection Boundary
== == == 50m Drainage Access

== = mm Proposed Park Boundary
—————— High Water Mark

—i— Top-of-Bank

Riparian Habitat
Area (29,587m?)

The streamside

portion of the
southern property
line is reduced to
0.0 metres.

setback along this Z

Area subject to zoning
bylaw variance

Watercourse - eliminated in 2016

~——under Water Sustainability Act Approval

File No. 2004374

2. 2014 Legal Base from City of Surrey.

Surrey, BC

www.envirowest.ca
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The streamside setback along this portion of the southern property line is reduced to 0.0 metres.


— Roof height varies. Refer to roof plan and 3D views for accurate representation of design
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Text Box
Maximum building height is increased to 18.5 metres. 
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