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RECOMMENDATION SUMMARY
e By-law Introduction and set date for Public Hearing for Rezoning.
e Approval to draft Development Permit for Form and Character

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing to reduce the rear and side yard setback requirements of the IL Zone.

RATIONALE OF RECOMMENDATION
e The proposal complies with the Industrial designation in the Official Community Plan (OCP).

e The proposal complies with the Industrial designation in the Metro Vancouver Regional
Growth Strategy (RGS).

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

e 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. A By-law be introduced to rezone the subject site from "One-Acre Residential Zone (RA)"
to "Light Impact Industrial Zone (IL)" and a date be set for Public Hearing.

2. Council authorize staff to draft Development Permit No. 7921-0292-00 generally in
accordance with the attached drawings (Appendix I).

3. Council approve Development Variance Permit No. 7921-0292-00 (Appendix IV) varying
the following, to proceed to Public Notification:

@) to reduce the minimum rear (south) yard setback of the IL Zone from 7.5 metres to
3.9 metres for a garbage enclosure; and

(b) to reduce the minimum side (east) yard setback of the IL Zone from 7.5 metres to
1.5 metres for a garbage enclosure.

4. Council instruct staff to resolve the following issues prior to final adoption:
(@) 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 road dedication plan to the satisfaction of the Approving Officer;

(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; and

(g) Registration of a Section 219 Restrictive Covenant to adequately address the City’s
needs with respect to public art, to the satisfaction of the General Manager Parks,
Recreation and Culture.
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SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation | Existing Zone
Subject Site Vacant Industrial RA
North (Across 88 Ave): Single Family Urban RF
Residential
East: Hydro Industrial RA
Transmission Lines
South and West: BC Hydro Works Industrial IH
Yard
Context & Background

e Thessite is located at 12674 — 88 Avenue and is 5,827 square metres in area. The site is not
within a secondary plan area.

e The site is designated “Industrial” in the Official Community Plan (OCP) and currently zoned
“One-Acre Residential Zone (RA)”.

e The site abuts BC Hydro related land uses on three sides, with the BC Hydro works yard being
located to the west and south of the site and transmission line being located to the east. There
are single family dwellings across 88 Avenue from the subject site.

DEVELOPMENT PROPOSAL

Planning Considerations

e The applicant is proposing to rezone the site from "One-Acre Residential Zone (RA)" to "Light
Impact Industrial Zone (IL)", Development Permit for Form and Character and a

Development Variance Permit to reduce setbacks of an accessory structure to permit the
development of a tilt-up concrete industrial building.

Proposed

Lot Area
Gross Site Area: 5,827.11 square metres
Road Dedication: 122.91 square metres
Net Site Area: 5,704.20 square metres

Number of Lots: 1

Building Height: 12.2 metres

Unit Density: N/A

Floor Area Ratio (FAR): 0.61

Floor Area
Industrial: 2,619.16 square metres
Office: 876.87 square metres
Total: 3,496.03 square metres
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Referrals

Engineering:

Parks, Recreation &
Culture:

Surrey Fire Department:

The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix II.

The closest active park is Inouye Park and is 50 metres away, across
88 Avenue from the subject property. The closest natural area is
Mahood (Bear) Creek (41A - Greenbelt), which is located 930
metres to the south of the subject site.

The Fire Department has no concerns with the proposal in
principle. The proposal will be reviewed in further detail during the
Building Permit application.

Transportation Considerations

e Vehicle access for the site is proposed as a right-in/right-out access to 88 Avenue to the north.

e As part of the application, the applicant will be required to dedicate approximately a 2.5 metre
wide strip of land (approximately 122.91 square metres total) to widen 88 Avenue along the

frontage.

e The applicant is required to construct a 4 metre wide multi-use pathway along the property
frontage. The Green Timbers Greenway (150 metres to the west across 88 Avenue) and the
Newton Greenway (200 metres to the east) are also located in proximity to the site.

e Thessite is serviced by two transit routes. Bus 323 provides peak frequent service along 128
street between Newton Exchange and Surrey Central Station and stops 200 metres to the east
of the site at the intersection of 88 Avenue and 128 Street. Bus 388 provides peak-only services
between 227 Skytrain Station in New Westminster and Carvolth Exchange in the ' Township
of Langley, with service across North Surrey. Bus 388 has an eastbound bus stop located 100
metres east of the site and a westbound stop 200 metres to the east of the site.

Sustainability Considerations

e The applicant has met the majority of the typical sustainable development criteria, as
indicated in the Sustainable Development Checklist.

e The applicant has provided a high-albedo roof, with an SRI value of 0.75 to reduce the
development’s impact on the urban heat island.

POLICY & BY-LAW CONSIDERATIONS

Regional Growth Strategy

e The proposal complies with the “Industrial” land use designation in the Regional Growth

Strategy.
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Official Community Plan

Land Use Designation

e The proposal complies with the "Industrial” land use designation in the Official Community
Plan (OCP).

Themes/Policies

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

The applicant proposes to develop a vacant industrial designated property that is
surrounded by BC Hydro land on three sides. The proposal is an appropriate industrial infill
development of under-utilized land.

Zoning By-law

e The applicant proposes to rezone the subject site from "One-Acre Residential Zone (RA)" to
"Light Impact Industrial Zone (IL)".

e The table below provides an analysis of the development proposal in relation to the
requirements of the Zoning By-law, including the "Light Impact Industrial Zone (IL)" and
parking requirements.

Permitted and/or

IL Zone (Part 48) Reqiiired Proposed
Floor Area Ratio: 1.00 0.61
Lot Coverage: 60% 47%
Yards and Setbacks
Front (North): 7.5 m 7.5 metres
Side (East): 7.5 m (one side yard 16.3 metres (principal
setback may be reduce to o | building)

Rear (South):

Side (West):

m if abutting lands
designated Commercial,
Mixed Employment or
Industrial)

7.5 m

7.5 m (one side yard
setback may be reduce to o
m if abutting lands
designated Commercial,
Mixed Employment or
Industrial)

1.5 metres (accessory
building)

19.7 metres (principal
building)
3.9 metres (accessory
building)

0 metres
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IL Zone (Part 48) ﬁg;lil:zzd el Proposed
Height of Buildings
Principal buildings: 18 m 12.2m
Accessory buildings: 6 m 2.95m
Parking (Part 5) Required Proposed
Number of Stalls
Industrial: 26 parking stalls 26 parking stalls
Office: 22 parking stalls 22 parking stalls
Total: 48 parking stalls 48 parking stalls
Setback Variances

The applicant is requesting the following variances:

o to reduce the minimum rear (south) yard setback of the IL Zone from 7.5 metres to
3.9 metres for a garbage enclosure; and

o to reduce the minimum side (east) yard setback of the IL Zone from 7.5 metres to
1.5 metres for a garbage enclosure.

e The proposed garbage enclosure is proposed to encroach within the 7.5 metre rear (south)

and side (east) setback. The proposed location of the garbage enclosure is away from the

public realm.

e The land to the south and east of the site owned by BC Hydro and used for their works yard
and a transmission line, respectively. Siting the garbage enclosure next to these uses is an

acceptable interface.

Staff support the requested variances to proceed for consideration.

Public Art Policy

The applicant will be required to provide public art or register a Restrictive Covenant agreeing
to provide cash-in-lieu, at a rate of 0.5% 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. The applicant will be required to resolve this requirement prior to
consideration of Final Adoption.

PUBLIC ENGAGEMENT

Pre-notification letters were sent on March 10, 2022, and the Development Proposal Signs were
installed on March 24, 2022. Staff have not received any comments on the proposal.
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DEVELOPMENT PERMITS
Form and Character Development Permit Requirement
e The proposed development is subject to a Development Permit for Form and Character.

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

e The proposal consists of a single two storey industrial building with an office component on
the second level.

e The applicant has incorporated several siting and design elements to enhance the building’s
relationship to the public realm, including:
o siting parking along the side and rear of the building rather than the front;
o siting the building at the minimum front yard setback;
o proposing a hardscaped plaza between 88 Avenue and the building; and
o designing the building with a significant amount of glazing on the north building
elevation, facing 88 Avenue.

e In addition to the at-grade plaza, the building also features a roof top amenity for workers.

e The applicant has proposed over 800 square metres of office floor area, which is a large
amount of office space considering the limited types of offices that are permitted in the IL
zone. The applicant has indicated that there is sufficient market demand to lease the
proposed office floor area.

e The industrial building is proposed to be built using tilt-up concrete construction. The north
portion of the building, which faces 88 Avenue, features a significant amount of clear glazing
on both the first and second levels. The glazing is accented with a black curtain wall and
vertical fins. The remainder of the building is comprised of white tilt-up concrete.

e The applicant has shown the general siting and massing of a free-standing sign. No specific
sign design is proposed at this time. The sign is 2.5 metres high by 5.6 metres wide, is
proposed in the front yard and complies with the maximum sign area allowance as specified
in the Surrey Sign Bylaw.

e Fascia signs are not proposed at this time. Future tenant fascia signage shall comply with the
Sign Bylaw.

Landscaping

e The applicant has provided modest landscaping along the front yard, west side yard and rear
yard. The applicant has also provided landscape islands every six (6) parking stalls.
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e Landscaping generally consists of Trees, shrubs, and ground cover. The applicant has also
provided bocci trees, which are an artistic lighting system designed as a tree that features
lighting within a glass encased leaves.

Outstanding Items

e 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 coordination
between architectural, landscaping, and civil drawing submissions, and improving drawing
labeling and clarity.

e 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
e Tim Vandenberg, ISA Certified Arborist of Mike Fadum and Associates Ltd., prepared an
Arborist Assessment for the subject property. The table below provides a summary of the tree

retention and removal by tree species:

Table 1: Summary of Tree Preservation by Tree Species:

Tree Species Existing Remove Retain

Alder and Cottonwood Trees

Alder & Cottonwood | 34 | 34 | 0

Deciduous Trees
(excluding Alder and Cottonwood Trees)

Birch 2

2 o

Paper Birch 2 2 o

Bitter Cherry 8 8 0

Coniferous Trees

Western Red Cedar 32 32 o

Yellow Cedar 1 1 o

Total (excluding Alder and o
Cottonwood Trees) 45 45

Total Replacement Trees Proposed

(excluding Boulevard Street Trees) 22

Total Retained and Replacement Trees 22

Contribution to the Green City Program $56,100
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The Arborist Assessment states that there are a total of 45 mature trees on the site, excluding
Alder and Cottonwood trees. 34 existing trees, approximately 43% of the total trees on the
site, are Alder and Cottonwood trees. It was determined that no trees can be retained as part
of this development proposal. The proposed tree retention was assessed taking into
consideration the location of services, building footprints, road dedication and proposed lot
grading.

For those trees that cannot be retained, the applicant will be required to plant trees ona1to 1
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other
trees. This will require a total of 124 replacement trees on the site. Since only 22 replacement
trees can be accommodated on the site, the deficit of 102 replacement trees will require a

cash-in-lieu payment of $56,100, representing $550, to the Green City Program, in accordance

with the City’s Tree Protection By-law.

e The new trees on the site will consist of a variety of trees including: Japanese Maple, Skyline
Honeylocust, European Hornbeam and Serbian Spruce.

e In summary, a total of 22 trees are proposed to be retained or replaced on the site with a
contribution of $56,100 to the Green City Program.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L. Site Plan, Building Elevations, Landscape Plans and Perspective
Appendix II. Engineering Summary
Appendix III. Summary of Tree Survey and Tree Preservation
Appendix IV. Development Variance Permit No. 7921-0292-00
approved by Shawn Low
Jeff Arason

BD/cm

Acting General Manager
Planning and Development
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Appendix Il

CITY OF

!!SURREY INTER-OFFICE MEMO

the future lives here.

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

FROM: Development Services Manager, Engineering Department
DATE: July 13, 2022 PROJECT FILE: 7821-0292-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 12674 88 Ave

REZONE

Property and Right-of-Way Requirements
e Register o.5m SRW along the south side of 9o Ave.
¢ Dedicate 2.5m along 88 Ave
¢ Dedicate as road (without compensation) 10.058m on 88 Ave from 128 St to 12390 88 Ave.

Works and Services
e Construct 4.om asphalt Multi Use Pathway on the south side of 88 Ave.
e Construct driveway letdown.
e Construct on-site stormwater mitigation features.
e Provide storm, sanitary and water service connections.
e Restrictive Covenant required for on-site stormwater mitigation features.

A Servicing Agreement is required prior to Rezone.

DEVELOPMENT PERMIT

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

Ty 7y

Jeff Pang, P.Eng.
Development Services Manager

i

NOTE: Detailed Land Development Engineering Review available on file



MIKE FADUM AND ASSOCIATES LTD.
VEGETATION CONSULTANTS

Tree Preservation Summary

Surrey Project No: 21-0292-00

Address: 12674-88 Avenue
Registered Arborist: Tim Vandenberg

Appendix 1l

On-Site Trees

Number of Trees

Protected Trees ldentified

(on-site and shared trees, including trees within boulevards and proposed streets 79
and lanes, but excluding trees in proposed open space or riparian areas)
Protected Trees to be Removed 79
Protected Trees to be Retained 0
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

34 X one (1)=34
- 124
- All other Trees Requiring 2 to 1 Replacement Ratio
45 X two (2) =90

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

Off-Site Trees

Number of Trees

Replacement Trees in Deficit

Protected Off-Site Trees to be Removed 7
Total Replacement Trees Required:
- Alder, Cottonwood and Dead Trees Requiring 1 to 1 Replacement Ratio
0Xone(1)=0
14
- All other Trees Requiring 2 to 1 Replacement Ratio
7 Xtwo (2) = 14
Replacement Trees Proposed TBD
TBD

Summary report and plan prepared and submitted by: Mike Fadum and Associates Ltd.

Date: July 14, 2022

Signature of Arborist: 77

Mike Fadum and Associates Ltd.
#105, 8277-129 Street, Surrey, BC, V3W 0A6

Phone 778-593-0300 Fax 778-593-0302

E .l
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VEGETATION
CONSULTANTS

#105, 8277 129 St.

Surrey, British Columbia
V3W 0A6

Ph: (778) 593-0300

Fax: (778) 593-0302

Email: mfadum@fadum.ca

CLIENT

FILE NO.

PROJECT TITLE
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12674 88 AVENUE

SURREY, B.C.
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Appendix IV

CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7921-0292-00

Issued To:
(the "Owner")
Address of 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: 001-947-656
Parcel A (Explanatory Plan 1890) Except: Part Dedicated Road on Plan BCP13574 of Lot 2
Section 30 Township 2 New Westminster District Plan 7847

12674 - 88 Avenue

(the "Land")

3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert
the new legal description for the Land once title(s) has/have been issued, as
follows:

Parcel Identifier:

(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic
address(es) for the Land, as follows:




-2

Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(@) In Section F. “Yards and Setbacks” of Part 48 “Light Impact Industrial Zone (IL)”
the rear yard setback of an accessory structure is reduced from 7.5 metres to 3.9
metres for a garbage enclosure.

(b) In Section F. “Yards and Setbacks” of Part 48 “Light Impact Industrial Zone (IL)”
the side yard setback of an accessory structure is reduced from 7.5 metres to 1.5
metres for a garbage enclosure.

This development variance permit applies to only the 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 - Jennifer Ficocelli
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