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INTER-OFFICE MEMO 

TO: City Clerk, Legislative Services Division 

FROM: Director, Development Planning, Planning & Development Department 

DATE: October 21, 2024 FILE: 

RE: Agenda Item E.4, October 21, 2024, Regular Council- Land Use Meeting 
Development Application No. 7924-0003-00 

Replacement Pages for the Planning Report 

Development Application No. 7924-0003-00 is on the agenda for consideration by Council at the 
October 21, 2024, Regular Council - Land Use Meeting under Item E+ 

After finalizing the Planning Report, staff identified that Development Permit No. 7917-0146-01 has 
expired and, as such, does not require it to be filed, i.e., no action is required by Council in regards to 
Development Permit No. 7917-0146-01. 

Pages 2 and 3 of the Planning Report have been updated to reflect this change. ¥Z for the Planning Report detailing this change is attached to this memorandum. 

Shawn Low 
Director, Development Planning 
Planning & Development Department 

Attachment - 7924-0003-00 - Page 2 and 3 Replacement Pages 

c.c. - City Manager 

Regular Council - Land Use
E.4 7924-0003-00
Monday October 21, 2024
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RECOMMENDATION SUMMARY 
 

• File Development Permit No. 7917-0146-01. 
 

• Approval to draft Development Permit No. 7924-0003-00 for Form and Character. 
 

• Approval for Development Variance Permit No. 7924-0003-00 to proceed to Public 
Notification. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing to vary Part 5, Off-Street Parking and Loading/Unloading to permit required 
parking spaces in front of overhead doors.   

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the Mixed Employment designation in the Official Community 
Plan (OCP). 

 

• The proposal complies with the Mixed Employment designation in the Metro Vancouver 
Regional Growth Strategy (RGS). 

 

• A previous application to construct two self-storage buildings was previously considered and 
approved under Development Application Nos. 7915-0328-00 and 7917-0146-00. 

 

• The proposal generally complies with the Development Permit requirements in the OCP for 
Form and Character. 

 

• A previous proposal to construct two self-storage buildings was reviewed and approved under 
Development Application No. 7917-0146-00, resulting in the subject property being rezoned to 
the Business Park 3 Zone (IB-3) and the site being prepared for development through the 
issuance and completion of a general Development Permit.  

 

• The proposed building achieves an attractive architectural built form, which utilizes high 
quality, natural materials and contemporary lines. The street interface has been designed to a 
high quality to achieve a positive urban experience between the proposed building and the 
public realm. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council File Development Permit No. 7917-0146-01. 
 
1. Council authorize staff to draft Development Permit No. 7924-0003-00 generally in 

accordance with the attached drawings (Appendix I). 
 
2. Council approve Development Variance Permit No. 7924-0003-00 (Appendix III) to allow 

standard parking spaces in front of overheard loading doors and for these to be considered 
towards the calculation of required off-street parking spaces, to proceed to Public 
Notification. 

 
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) Approval from the Ministry of Transportation & Infrastructure; 

 
(c) resolution of all urban design issues to the satisfaction of the Planning and 

Development Department; 
 
(d) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(e) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(f) the applicant satisfy the deficiency in tree replacement on the site, to the 

satisfaction of the Planning and Development Department;  
 

(g) registration of a Section 219 Restrictive Covenant prohibiting the construction of 
additional mezzanine space; and 

 
(h) submission of an acceptable fire access plan to the satisfaction of the Planning and 

Development Department.  
 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP Designation Existing Zone 
 

Subject Site Vacant (graded and 
cleared) 
 

Mixed Employment IB-3 



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7924-0003-00 
Planning Report Date: October 21, 2024   

 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 

to permit the development of a 6,725 square metre 
mixed employment building.  

LOCATION: 105 – 175A Street 
109 – 175A Street 

ZONING: IB-3 

OCP DESIGNATION: Mixed Employment  
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Direction Existing Use OCP Designation Existing Zone 
 

North: 
 

Townhouse and 
Apartments (under 
construction) 
 

Multiple Residential CD (By-law No. 
20083) 

East  
(Across 175A Street): 
 

Commercial Commercial CD (By-law No. 
8537) 

South: 
 

Pacific Border RV 
Park 
 

Mixed Employment CD (By-law No. 
13190) 

West: Single Family  Urban,  
Single Family Flex 
(Douglas Neighbourhood 
Plan) 

R4 

 
Context & Background  
 

• The subject site is approximately 1.11 hectares and located near the Pacific Highway (176 
Street) border crossing. The site is currently vacant, graded and does not contain any trees.  
 

• A proposal to construct two self-storage buildings on the subject property was previously 
considered and approved under Development Application No. 7917-0146-00, which included 
the property to the north at 163, 177, and 185 – 175A Street and resulted in the following: 

o At 163, 177, and 185 – 175A Street; OCP Amendment, Rezoning, Development Permit 
for Form & Character and Development Variance Permit to construct 28 townhouse 
units and two 5-storey apartment building with ground floor commercial;  

o Subject Property at 105 and 109 – 175A Street: 

▪ Rezoning from "One-Acre Residential Zone (RA)" to “Business Park 3 Zone (IB-
3)” consistent with the Mixed Employment land use designation in the Official 
Community Plan (OCP); 

▪ General Development Permit to prepare the site; 

▪ Detailed Development Permit for Form & Character; and 

▪ Development Variance Permit to increase the maximum building height. 
 

• The subject application proposes a 6,725 square metre industrial building in place of the 
previously approved two self-storage buildings in order to respond to market demand.  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant is proposing a Development Permit for Form & Character for an industrial 
building and a Development Variance Permit to allow required parking to located in front of 
overhead loading doors.  
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• The 6,725 square metre building is primarily industrial space, with supplementary 
office/mezzanine space.  

 

 Proposed 

Lot Area 

Gross Site Area: 1.11 Hectares 
Road Dedication: N/A 
Undevelopable Area: N/A 
Net Site Area: 1.11 Hectares 

Number of Lots: 1 

Building Height: 10.4 metres 

Floor Area Ratio (FAR): 0.60 (6,725.3 sq. m.) 

Floor Area 

Industrial: 
Office/Mezzanine: 

4,586.9 square metres 
2,138.4 square metres 
 

Total: 6,725.3 square metres 

 
 
Referrals 
 
Engineering: The Engineering Department has no objection to the project. 

Engineering servicing requirements were addressed under previous 
Development Application No. 7917-0146-00 and will be reviewed in 
conjunction with a future Building Permit.  
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Rezoning of the subject property was approved by MOTI under 
Development Application No. 7917-0146-00. Approval of the subject 
Development Permit is a condition of Final Approval. 
 

Surrey Fire Department: Based on a preliminary review, there are no concerns at this time. A 
more detailed review and approval of the fire access plan is a 
condition of Final Approval.  
 

 
Transportation Considerations 
 

• The applicant is proposing two vehicular accesses to the site, one each on the north and south 
sides of the building, both from 175A Street which is a local road. Both accesses were 
constructed under the General Development Permit.  
 

• The current proposal includes a parking surplus of one parking space which is based on the 
industrial parking rate with office/mezzanine in each unit. As such, the applicant will be 
required to register a Restrictive Covenant capping mezzanine space buildout in order to 
prevent future parking shortfall. All stalls are provided as surface parking. 

 

• The applicant proposes a variance to allow required parking spaces to locate in front of 
overhead loading doors. Refer to the Zoning Bylaw Variance section below for further 
information.  
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POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The proposal complies with the “Mixed Employment” land use designation in the Regional 
Growth Strategy (RGS). 

 
Official Community Plan 
 
Land Use Designation 
 

• The proposal complies with the “Mixed Employment” land use designation in the Official 
Community Plan (OCP) by providing opportunities for light industrial uses with ancillary 
office needs. 

 
Themes/Policies 
 

• Policy E1.6 – Support the infill and redevelopment of under-utilized properties within 
Commercial, Mixed Employment and Industrial land designations.  

 
The proposed development is an efficient industrial development on under-utilized land.  
 

• Policy E1.20 – Encourage the continued expansion of high-tech, research and development 
and light manufacturing to locate within Mixed Employment areas that are accessible to 
major transportation corridors and/or frequent transit services.  

 
The proposed development is compatible with the Mixed Employment designation and adds 
employment opportunities to South Surrey. The subject site is also located near Highway 15 (176 
Street). 
 

 
Zoning By-law  
 

• The applicant has proposed a Development Permit utilizing the existing "Business Park 3 Zone 
(IB-3)", with a request for a Development Variance Permit to accommodate parking. 
 

Variances 
 

• The applicant is requesting the following variance: 
 

o To allow parking spaces located in front of overheard loading doors to be utilized as 
both standard and loading spaces and counted towards the calculation of required off-
street parking spaces. 

 

• The proposed “park/load” stalls will be primarily used for parking as these are smaller 
industrial units and the loading is intended to happen at the bylaw compliant loading stall 
located on the West side of the development. 

 

• Staff support the requested variance to proceed for consideration. 
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Public Art Policy 
 

• A Restrictive Covenant agreeing to provide cash-in-lieu, at a rate of 0.25% of construction 
value, to adequately address the City’s needs with respect to public art, in accordance with the 
City’s Public Art Policy requirements was registered to the property’s title as a condition of 
Final Adoption under Development Application No. 7917-0146-00.  

 
 
PUBLIC ENGAGEMENT 
 
• A Development Proposal Sign was installed on August 27, 2024. Staff received no responses 

regarding the proposed development. 
 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 

• The proposed development is subject to a Development Permit for Form and Character. 
 

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP. 

 

• The proposed multi-tenant industrial development is designed utilizing modern design 
features and materials, including painted concrete, faux wood, architectural steel and an 
aluminum curtainwall with neutral colours.   

 

• The site is designed with a strong pedestrian interface, with three pedestrian access points 
along 175A, bench seating, attractive landscaping and parking setback to minimize visual 
impact.   

 

• Specific details of fascia signage have not been provided at this time; however, the general 
location and scale identified on the submitted drawings appears to be appropriate for the 
proposed development.  A small freestanding address sign is proposed along 175A Street 
which is consistent with the design of the building and sensitive to the pedestrian interface. 

 
Landscaping 
 

• Sufficient landscaping areas have been provided in accordance with the minimum 
requirements of the Zoning Bylaw, including 6 metres along the west, north and east lot lines, 
and 3 metres along the south.  
 

• Emphasis has been placed on providing a robust landscape buffer between the subject site and 
the residential uses to the west and north, with a variety of shrubs and trees. The parking area 
along the west lot line also includes landscape islands every five spaces.  

 

• Decorative paving is provided at vehicular site entrances.  
 

• Site amenities include bike racks and bench seating along the 176A Street.  
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Outstanding Items 
 

• There are a limited number of Urban Design items that remain outstanding, and which do not 
affect the overall character or quality of the project. These generally include enhanced 
pedestrian circulation and connectivity, landscape planting and lighting details.  
 

• The applicant has been provided a detailed list identifying these requirements and has agreed 
to resolve these prior to Final Approval of the Development Permit, should the application be 
supported by Council. 

  
 
TREES 
 

• Elvis Truong, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist 
Assessment confirming that the subject site has been cleared, in accordance with the tree 
retention and removal approved under Development Application No. 7917-0146-00 which 
proposed a total of 234 replacement trees, meeting City requirements. The current application 
proposes 63 replacement trees. Since the proposed 234 replacement trees can no longer be 
accommodated on the site, the new deficit of 171 replacement trees will require an estimated 
cash-in-lieu payment of $94,050 representing $550 per tree to the Green City Program, in 
accordance with the City’s Tree Protection By-law. Further consideration may be given to 
additional replacement trees through continued review of the proposed landscaping plan.  
 

• The Arborist Assessment includes an updated tree protection and preservation plan to ensure 
the retention of four bylaw protected trees and hedging cedars located offsite and one bylaw 
protected City tree that are within proximity of the proposed development.  

 

• In summary, a total of 63 trees are proposed to be replaced on the site with an estimated 
contribution of $94,050 to the Green City Program. 
 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. Summary of Tree Survey and Tree Preservation  
Appendix III. Development Variance Permit No. 7924-0003-00 
 
 
    approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
 Planning and Development  
SA/ar
















































