
City of Surrey
PLANNING & DEVELOPMENT REPORT

                Application No.: 7924-0043-00

Planning Report Date:  December 16, 2024

PROPOSAL:

 Development Permit

to permit the development of a single storey, single 
tenant commercial retail building on an existing multi-
tenant commercial property.

LOCATION: 2711 - 192 Street

ZONING: CD Bylaw No. 16180

OCP DESIGNATION: Mixed Employment 

LAP DESIGNATION: Commercial
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RECOMMENDATION SUMMARY

 Approval to draft Development Permit for Form and Character.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 None.

RATIONALE OF RECOMMENDATION

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

 The proposal complies with the "Commercial" designation in the Campbell Heights Local Area 
Plan (LAP).

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

The Planning & Development Department recommends that:

1. Council authorize staff to draft Development Permit No. 7924-0043-00 for Form and 
Character generally in accordance with the attached drawings (Appendix I).

2. 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) resolution of all urban design issues to the satisfaction of the Planning and 
Development Department;

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

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

(e) the applicant satisfy the deficiency in tree replacement on the site, to the 
satisfaction of the Planning and Development Department.
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SITE CONTEXT & BACKGROUND

Direction Existing Use OCP/NCP 
Designation

Existing Zone

Subject Site Multi-tenant 
Commercial Retail 

Mixed 
Employment in the 
OCP; Commercial 
in the Campbell 
Heights LAP

CD (Bylaw No. 
16180) 

North (Abutting): Multi-tenant 
Commercial Retail  

Mixed 
Employment in the 
OCP; Commercial 
in the Campbell 
Heights LAP

CD (Bylaw N0. 
16180)

East (Across 192 Street):  City Park (Latimer 
Park) 

Conservation and 
Recreation in the 
OCP; City Park in 
the Campbell 
Heights LAP

IL

South (Across 27th Avenue): Technology Park 
or Business Park 

Mixed 
Employment in the 
OCP; Technology 
or Business Park in 
the Campbell 
Heights LAP

IB1

West (Abutting): Light impact 
industrial building

Mixed 
Employment in the 
OCP; Technology 
or Business Park in 
the Campbell 
Heights LAP 

CD (Bylaw No. 
16180)

Context & Background 

 The subject site is located at 2711 192 Street in Cambell Heights Business Park.

 The subject site is approximately 6,384 square metres in size, designated "Mixed Employment" 
in the Official Community Plan (OCP), "Commercial" in the Campbell Heights Local Area 
Plan (LAP) and zoned "Comprehensive Development Zone" (Bylaw No. 16180). 

 The site is part of a principal commercial node for Campbell Heights and is intended to 
provide supportive commercial services to businesses and workers in the area. 

 The property was rezoned and received a Development Permit for Form and Character under 
Development Application No. 7906-201-00, which permitted construction of a 
commercial/industrial complex. 

 The site currently has one commercial/retail building with five units including a drive through 
restaurant.
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 The approved rezoning under CD Bylaw No. 16180 includes several separate "blocks" within 
which the permitted uses differ. The subject site is located within Block B of CD Bylaw No. 
16180. 

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing a Development Permit for Form and Character to develop a one-
storey commercial building on the north side of the site, with a licensed childcare operator 
committed to the entire space, 371 square metres in gross floor area.

 The applicant has indicated that the proposed Child Care Centre will be licensed for up to 60 
children, requiring 10 employees, and was previously approved by the Fraser Health Authority. 

 The proposal aligns with the Official Community Plan’s (OCP) policy for Healthy 
Neighbourhoods, B4.14: "Ensure neighbourhoods are well served by civic and community 
facilities such as indoor and outdoor recreation centres, childcare centres, neighbourhood 
parks, and amenities specifically geared to youth." 

 The proposal aligns with Economic Policy 6.2.5. in the Campbell Heights Local Area Plan 
(LAP): "Child care is one of the essential support services to be provided to the employees in a 
technology or business park development. Child care centres will be permitted in the 
Technology Park and Business Park designations, as well as in the commercial node at 192 
Street and 28 avenue."

 The proposal exceeds the required parking spaces for Surrey’s Parking Bylaw No. 12000. The 
site will provide 79 regular parking spaces compared to 49 required, and 3 accessible parking 
spaces compared to 2 required. 

Referrals

Engineering: The Engineering Department has no objection to the project as the 
proposed development permit will not trigger additional works and 
services for the subject lot. A review of service connections will be 
administered through the Building Permit review process.

Parks Department: Latimer Park is the closest active park and contains amenities 
including a dog off-leash area, walking paths, and natural area. The 
park is 350 metres walking distance from the development. 
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Advisory Design Panel: At the Regular Council – Land Use meeting on December 18, 2023, 
Council endorsed Corporate Report No. R214 (2023) which 
amended the Terms of Reference of the City’s Advisory Design 
Panel (ADP) which permits commercial proposals supported by 
City staff, to proceed to Council for By-law introduction, without 
review and/or comment from the ADP.

The subject development proposal is generally supported by City 
staff and the applicant has agreed to resolve any outstanding items, 
to the satisfaction of the Planning and Development Department, 
prior to consideration of Final Adoption of the Rezoning By-law as 
well as issuance of the Development Permit. The project will not be 
subject to review by the ADP.

Sustainability Considerations

 The applicant has met all the typical sustainable development criteria, as indicated in the 
Sustainable Development Checklist.

 In addition, the applicant has highlighted the following additional sustainable features:
o Measures will be taken to enhance building performance such as low-flow fixtures, 

lighting occupancy sensors, and energy efficient electric heat pumps for 
heating/cooling.

o The massing form is simple and rectilinear, with minimal corners and joints to 
minimize loss of heating energy.

o The building envelope uses insulated metal panels to enhance overall energy efficiency 
and reduce carbon emissions.

o Provision of sufficient daylighting at east, south and west facades complete with high-
performance glazing system reduces energy consumption for artificial lighting, heating 
and cooling.

DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

 The proposed development is subject to a Development Permit for Form and Character and is 
also subject to the urban design guidelines in the Campbell Heights Local Area Plan (LAP).

 The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Campbell Heights Local Area 
Plan (LAP).

 The applicant has proposed to address deficiencies in pedestrian safety by providing 
additional pedestrian barriers on the site plan. In lieu of landscape beds lining the edge of the 
curb, the applicant proposes a line of bollards. The applicant also proposes a large 2.3-metre-
wide southern walkway for stroller parking, which has been approved by Fraser Health.  
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 The applicant has provided a fenced, rooftop outdoor play area that meets Fraser Health 
requirements for size.  The final design of the outdoor Play area will be submitted by the 
tenant during the Building Permitting stage. 

 The proposed white rooftop fencing is well integrated with the building form.

 In lieu of a second bench near the entry lobby, the applicant has included stroller parking 
wrapping around the south and east face of the building by the entry lobby.

 The applicant has proposed a modern and playful building form for the childcare facility in 
alignment with urban design guidelines. 

Proposed Signage

At this time, a comprehensive sign design package has not been submitted. However, the owner is 
only anticipating the installation of one sign on the northeast side of the elevation. The current 
design is described as "letter signage w/bottom metal plate mount, powder-coated orange" and it 
appears to comply with the City of Surrey’s Sign By-Law. The final design will be captured 
through a sign permit process. 

Landscaping and Outdoor play area 

 Along the North side of the site, a 3-metre setback is proposed along with a row of trees and 
landscaping acts as a buffer to effectively screen the existing drive-through abutting the site to 
the north (shown in Appendix I). 

 The final design of the Outdoor Play area will be submitted by the tenant during the Tenant 
Improvement Permit application process.

 New bicycle parking will be provided at the building’s entrance. 

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 the final design of 
the Outdoor Play, which will be submitted by the tenant during the Tenant Improvement 
Permit application process for both the interior fit-out and outdoor play area.

 Staff has also requested that the applicant remove the fencing at the south end of the building 
to allow for full pedestrian movement around the building. 

 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.
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TREES

 Glenn Murray, ISA Certified Arborist of Froggers Creek Tree Consultants Ltd. prepared an 
Arborist Assessment for the subject site. The table below provides a summary of the proposed 
tree retention and removal. A detailed list of the proposed tree retention and removal by tree 
species can be found in (Appendix II):

 All trees identified for removal, retention and/or replacement are subject to change prior to 
final approval of the arborist report. 

Table 1: Summary of Proposed Onsite Tree Preservation by Tree Species:
Existing Remove Retain

Alder/Cottonwood 0 0 0
Deciduous Trees 12 2 10
Coniferous Trees 1 0 1
Onsite Tree Totals 13 2 11

Onsite Replacement Trees Proposed 4

Total Onsite Retained and Replacement Trees 15

 The Arborist Assessment states that there is a total of 10 bylaw protected trees on the site and 
3 city trees that could be impacted by the development. 2 trees are proposed for removal, 
requiring a proposed total of 4 replacement trees on the site, meeting City requirements.  

 No City trees are proposed for removal as part of the subject proposal. 

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix II. Summary of Tree Survey, Tree Preservation and Tree Plans

approved by Shawn Low

Ron Gill
General Manager
Planning and Development

NH/cb





























Surrey Project No:

Number of Trees

10

2

8

-
0 X one (1) = 0

-
2 X two (2) = 4

4

Number of Trees

0

-
X one (1) = 0

-
X two (2) = 0

0

Summary, report and plan prepared and submitted by:

(Signature of Arborist) Date

Replacement Trees in Deficit

Total Replacement Trees Required:
Protected Off-Site Trees to be Removed

Replacement Trees Proposed

All other Trees Requiring 2 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

All other Trees Requiring 2 to 1 Replacement Ratio

Replacement Trees Proposed

Tree Preservation Summary

Protected Trees to be Retained
(excluding trees within proposed open space or riparian areas)

Protected Trees to be Removed

Total Replacement Trees Required:

Protected Trees Identified
(on-site and shared trees, including trees within boulevards and proposed streets 
and lanes, but excluding trees in proposed open space or riparian areas)

On-Site Trees

Registered Arborist: Glenn Murray

July 16, 2024

4

0

Address: 2711 192nd Street Surrey

Off-Site Trees

Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]
Replacement Trees in Deficit

Appendix II






