
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7908-0053-00 
 

Planning Report Date:  April 18, 2011 

PROPOSAL: 

• Temporary Industrial Use Permit  

in order to allow a truck parking facility for a 2-year 
period. 

 

LOCATION: 5219 – 188 Street 

OWNER: 799597 B.C. Ltd. 

ZONING: IL 

OCP DESIGNATION: Industrial 
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RECOMMENDATION SUMMARY 
 

• Approval for Temporary Industrial Use Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• None. 
 
RATIONALE OF RECOMMENDATION 
 

• The area is designated Industrial and zoned IL and is therefore suitable for truck parking. 
 

• There is a need for truck parking facilities in the City.  Approving this application to allow a truck 
parking facility for two years, with a possible 2-year extension will provide an interim solution.   
 

• The applicant has indicated they would like to permanently locate their business here in the 
future.  The applicant has indicated they are financially not in a position to fully develop the site 
at this time. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council approve Temporary Industrial Use Permit No. 7908-0053-00 (Appendix V) to proceed to 

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

(a) ensure that all engineering requirements and issues including restrictive covenants and 
rights-of-way where necessary, are addressed to the satisfaction of the General Manager, 
Engineering; and 

 
(b) completion of all requirements identified for the Pre-Servicing Approval Stage 

(Appendix VI). 
 
3. Council direct staff to bring forward this application 6 months from the date of approval to 

proceed (i.e. first Council meeting after October 17, 2011) for consideration of filing, if the 
conditions have not been adequately fulfilled by the applicant. 
 

 
REFERRALS 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements as 
outlined in Appendix III. 
 

Agricultural Advisory 
Committee (AAC): 

The AAC supports the proposal (Appendix VII) 
 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant, cleared site. 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North:   
 

Single family dwelling 
with a daycare. 

Suburban A-1 

East (Across 188 Street): 
 

Vacant property. Industrial IL 

South (Across 52 Avenue 
and rail right-of-way 
(ROW)): 
 

Agricultural land within 
the ALR. 

Agricultural A-1 

West: 
 

Vacant property. Industrial IL 
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DEVELOPMENT CONSIDERATIONS 
 
Background 
 

• This application was submitted in 2008 to legitimize the parking of overweight vehicles on the 
site.  The applicant subsequently relocated his truck business to the Township of Langley and 
placed the subject property on the market.   
 

• There were a number of inquiries about developing the land, however, no further development 
applications were submitted.  As a result of by-law enforcement action in Langley, the applicant 
has decided to locate his truck parking business on the subject property. 
 

• The applicant has therefore reactivated the Temporary Industrial Use Permit application, and 
requested that it be put forward for Council’s consideration. 
 

• The applicant advises they do not have the financial resources to fully develop the site at this 
time.  The ultimate development will require a Development Permit, the construction of a 
building, road and servicing upgrades to 52 Avenue and 188 Street, paving the site, landscaping 
along the fronting and flanking roads, and payment of development cost charges at the building 
permit stage. 
 

Current Proposal 
 

• The subject property is located at 5219 - 188 Street  and encompasses a site area of 1.65 hectares 
(4.1 acres).  The subject property is designated Industrial in the Official Community Plan (OCP), 
and is currently zoned Light Impact Industrial Zone (IL). 
 

• Transportation Industry uses are permitted in the IL Zone, provided there is a building with a 
minimum 100 square metres (1,075 sq. ft.) of floor area and contains washroom facilities.  As the 
subject property is vacant, the applicant is seeking a TUP to allow the site to be used for truck 
parking, without the necessary site improvements. 
 

• Temporary Industrial Use Permit Area No. 10 in the OCP declared all vacant IL-zoned properties 
as Temporary Industrial Use Permit Areas for the purpose of over-weight vehicle parking.  Since 
the subject site is zoned IL, an OCP text amendment to declare the site a TUP area is not 
required. 
 

• Currently, 52 Avenue is an unopened half road fronting the subject property and is fully dedicated 
and constructed to the west of the site connecting to 184 Street. 
 

• The presence of truck traffic and resulting access and circulation issues related to the proposed 
truck parking facility is a contentious matter among the residents of the surrounding community 
(see Pre-Notification and Public Information Meeting section).  In order to address these 
concerns, staff have worked with the applicant to propose limited site access until such time as 
road improvements can be made in the area. 
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• Access to the proposed truck parking facility will be limited to driveway access from 52 Avenue on 
the western edge of the subject site, connecting to 184 Street through the existing industrial area. 
 

• By limiting access westward to 52 Avenue only, truck circulation would be directed to the truck 
route system, which will eventually connect to 172 Street (see Appendix IV). 
 

• The City has identified road upgrades in the vicinity and fronting this property to manage vehicle 
traffic impacted by the Roberts Bank Rail Corridor.  As a result, the applicant has volunteered to 
dedicate additional road frontage along 52 Avenue.  The City may construct the portion of 52 
Avenue fronting the subject property, however, the road will remain barricaded to restrict truck 
movement to the west along 52 Avenue until the road network is constructed to connect to 192 
Street (see Appendix IV).  
 

• From a transportation engineering perspective, until there is a connection to 172 Street, it is more 
appropriate for truck traffic from this area to utilize 184 Street, which is classified as an arterial 
road, as opposed to 188 Street, which is classified as a major collector. 
 

• The owners have advised that their trucks typically will depart the site at 8:00 am and return to 
the site at 8:00 pm Monday through Friday.  On some occasions, the trucks will be leaving the 
yard on the weekend, mostly to take them to a repair shop.   
 

• The owner has advised that they own approximately 42 trucks, most of which are less than two 
years old.  The additional parking spaces on the site will be marketed to other trucking companies 
to defray the cost of the mortgage. 
 

• The site plan indicates there are 97 spaces on the site.  The spaces will be delineated by using 
posts. 
 

• The following on-site requirements for truck parking areas specified as conditions in Temporary 
Industrial Use Permit Area No. 10 are applicable: 
 
o Require sealed engineering drawings for the site layout to ensure adequate drive aisle widths 

and stall sizes to accommodate the manoeuvring and parking of trucks on the site; 
o Require that truck parking spaces be visually delineated at all times on the site to ensure that 

truck parking on each lot occurs in an efficient manner and to ensure that those who paid for 
and are relying on parking on the site do not get locked out by the misalignment of other 
parked vehicles on the site; 

o Require that the site be surfaced with materials that do not cause damage to truck tires (i.e. 
meet certain gradation specifications); and 

o Require that adequate washroom facilities be provided on site. 
 

• On May 25, 2009, City Council considered Corporate Report No. R069 in which the following 
recommendations were approved in order to improve the Temporary Use Permit (TUP) process 
for temporary truck parks: 
 
o Require the applicant to complete all the necessary site work requirements prior to Council 

approving the TUP, through the implementation of a Pre-servicing Approval Process; 
o Eliminate the requirement for landscaping and site restoration securities, allowing for 

significant cost savings for the applicant, by ensuring that the approved landscaping is 
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completed at the Pre-servicing Approval stage prior to consideration of approval of the TUP; 
and 

o Eliminate the need for a Restrictive Covenant to restrict certain activities on the site. 
 

• Prior to the TUP being in order for consideration of approval by Council, the applicant must fulfill 
the requirements of the Pre-servicing Approval as documented in Appendix VI. 
 

• If the applicant fails to complete all requirements within 6 months of Council's approval to 
proceed, staff will bring the TUP application forward to Council for consideration of filing. It is 
anticipated that this follow-up action will encourage the applicant to finalize the TUP and filing 
of the application will not be necessary. 
 

Tree Preservation and Landscaping 
 

• The applicant has submitted a landscaping plan, which includes a 10-metre (33 ft.) wide landscape 
buffer along the north property line between the proposed parking facility and the residences to 
the north.  This landscape buffer will consist of a variety of tall deciduous and coniferous trees, 
and lower shrubs.   
 

• The proposed parking surface will be crushed gravel, which is acceptable to the Engineering 
Department. 
 

• The applicant is proposing to secure the site by installing a chain link fence. 
 
 
PRE-NOTIFICATION AND PUBLIC INFORMATION MEETING 
 
Temporary Use Permit applications do not require pre-notification letters, however, due to the proximity 
to single family dwellings, pre-notification letters were initially sent on April 16, 2008 to the surrounding 
property owners advising them of the proposal.  A development proposal sign was also erected on the 
property.  A second pre-notification letter was sent March 15, 2011, as it had been three years since the 
previous letter. 
 
As a result of the first pre-notification, Planning staff received the following comments: 
 

o One neighbour called to express their concern regarding the level of noise that might be 
generated by vehicles starting up or returning in the middle of the night.  They had no 
objections to the use in general. 
 

(If the application is allowed to proceed, the applicant will be required to install a landscape 
buffer along the north property line to reduce the negative impact of vehicle noise.  The 
applicant has advised that most of the activity on the site will be between 8:00 a.m. to 8:00 
p.m. Monday through Friday.) 
 

o Another resident wrote to express their concern about the proposed land use.  They feel that 
the residential lots in the area are very close to the subject site, and will be negatively 
impacted by the noise and the unattractiveness of the proposed use.  They are also concerned 
that a temporary truck park will not be governed by the same strict design guidelines as the 
adjacent industrial uses. 
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(A requirement of the TUP is to provide landscaping along the north property line.) 
  
As a result of the second pre-notification letter, Planning staff received two telephone calls expressing 
similar concerns as noted above. 
 
A Public Information Meeting (PIM) was held by the applicant on June 19, 2008 with City staff in 
attendance as observers.  The following are some of the concerns raised at the meeting: 
 

o Illegal Truck Parking:  Residents commented that up to 154 over-weight vehicles were already 
using the subject site as a truck parking facility, and over-weight vehicles were being parked 
on a site to the east despite the lack of approval from Council (related to a different company 
currently seeking a TUP for truck parking under Application No. 7907-0088-00).  Several were 
concerned about the lack of enforcement of illegal parking. 
 

(Although truck parking was occurring on the subject site at that time, the business 
subsequently moved to Langley, but now wants to return.  The subject site is current vacant.  
The TUP application for the site at 18872 – 52 Avenue is currently pending the owner 
completing the requirements.  Staff will be following up with the applicant and Council could 
be requested to close the file.) 

 
o Noise:  Residents noted that the proposed truck parking lot is located adjacent and downhill 

from an existing established residential area.  The operation of a truck parking facility on this 
site will generate noise that will have a negative impact on the quality of life for the upland 
residents. 
 

(The applicant advised the majority of the vehicle movement will occur between 8:00 a.m. to 
8:00 p.m. Monday through Friday.) 

 
o Traffic:  Residents stated that access to the proposed truck parking facility should not be 

permitted from the north along 188 Street, as 188 Street passes through a residential 
neighbourhood, with a steep continuous grade to the south from Highway No. 10. 
 

(Access will be restricted from 52 Avenue and trucks will be prohibited from using 188 
Street.) 

 
o Traffic/Safety:  Residents noted that the intersection of 188 Street is not fully signalized.  The 

intersection is controlled by a pedestrian-operated traffic signal, which creates a dangerous 
relationship between pedestrians and trucks using 188 Street.  Additional truck traffic on this 
route will worsen this situation. 
 

(This signal is now in full operation.  Trucks utilizing this proposed truck park will be 
prohibited from using 188 Street). 
 

o Traffic/Safety:  Access to the proposed truck parking facility should also not be permitted 
from the east along 52 Avenue.  Although 52 Avenue does connect to 192 Street, an arterial 
road, without passing through residential areas, the road width and standard of 52 Avenue 
may not be able to withstand heavy truck traffic.  Residents have expressed concern about 
truck and passenger vehicle conflicts in this area.  Additional truck traffic on this route will 
worsen this situation. 
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(The accesses to the site is proposed form the southwest corner of the property which will 
restrict the truck traffic through the industrial development to the west.  Furthermore, 52 
Avenue is not constructed between the proposed driveway and 188 Street.) 

 
o Traffic:  Residents stated that a traffic circle at 54 Avenue and 188 Street committed to by the 

City should be installed prior to any TUP being approved.   
 

(Transportation Engineering notes that a traffic circle was considered, however, no 
commitments or provisions have been made for a traffic circle at this location.  A traffic 
circle has been planned at 54 Avenue and 189 Street to prevent truck traffic into the 
residential area from the industrial area to the east.) 
 

o Air Quality:  Residents expressed concern about the dust generated by the parking and 
movement of trucks.  TUPs do not require the paving of the site and the applicant is 
proposing crushed gravel as a parking surface. 
 

(A thick layer of gravel will reduce the dust which is created by the trucks accessing and 
egressing the site.) 

 
o Safety:  Dangerous goods should not be permitted to be stored on the site. 

 
(The applicant has indicated that no goods will be stored on the site.  The business vehicles 
collect goods from Port areas and distribute them throughout the Metro Vancouver area, 
returning to the parking facility empty.  The TUP will prohibit the storage of dangerous 
goods on the site.) 
 

o Safety: Residents were concerned about the proximity of a nearby day-care.  The safety of 
children walking along 188 Street was a concern if trucks continue to use this route to access 
Highway No. 10. 
 

(Trucks using this proposed parking facility will be prohibited from using 188 Street.) 
 
o Infrastructure:  The transportation infrastructure in the area is inadequate and should be 

upgraded before any further industrial uses, including the subject TUP are approved.  This 
includes not only those routes used by trucks but also those in the surrounding residential 
area. 
 

(Some upgrades have occurred on the east side of 188 Street with the recent residential 
developments.  Additional infrastructure will be upgraded when other properties develop.) 
 

o Landscaping:  There were comments that the proposed 10-metre (33 ft.) wide landscape buffer 
is inadequate to screen the use from the neighbouring residents. 
 

(The OCP design guidelines recommend a minimum 7.5-metre (25 ft.) wide landscape buffer 
between industrial and residential uses.)  

 
o Environmental:  Concern was raised about the lack of mitigation requirements to address the 

environmental impacts of the proposed use.  It was noted that most other development 
processes require greater attention to environmental mitigation. 
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(There are no creeks around or within the property.  The proposed TUP and TUP Area No. 10 
in the OCP prohibit the washing and repair of vehicles on the site.) 

 
 

AUTHORIZED AND PROPOSED TRUCK PARKING FACILITIES IN THE VICINITY 
 

• There is one authorized truck parking facility in the Cloverdale area which can accommodate 
89 trucks, located at 6739 – 176 Street.  
 

• To the east of the subject site there is an in-stream Temporary Use Permit application for truck 
parking which is proposed to accommodate 34 trucks at 18872 – 52 Avenue.  To date, the 
applicant has not completed the requirements to proceed to issuance of the Permit (Appendix 
VIII). 
 

 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I.  Lot Owners, Action Summary 
Appendix II.  Proposed Site Plan and Landscaping Plan 
Appendix III.  Engineering Comments 
Appendix IV. Map of Proposed Truck Route for Subject Site 
Appendix V.  Temporary Industrial Use Permit No. 7908-0053-00 
Appendix VI.  Pre-Servicing Approval Requirements 
Appendix VII. AAC Minutes 
Appendix VIII. Proposed Truck Parking Facilities in the Vicinity 
 
 

original signed by Judith Robertson 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
LAP/kms 
v:\wp-docs\planning\plncom11\03211440lap.doc 
. 4/28/11 4:05 PM 

 
 



Page 1 

v:\wp-docs\planning\plncom11\03211440lap.doc 
. 4/28/11 4:05 PM 

APPENDIX I 
 

Information for City Clerk 
 
Legal Description and Owners of all lots that form part of the application: 
 
1.  (a) Agent: Name: Troy Plett, Trinity Transport 

Address: 10760 – 168 Street 
 Surrey, BC 
 V4N 1N4 
Tel: 604-604-761-4784 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 5219 – 188 Street 
 

(b) Civic Address: 5219 – 188 Street 
 Owner: 799597 B.C. Ltd., Inc. No. 0799597  

Director Information: 
Reginald Roy Plett 
 
No Officer Information Filed 
 

 PID: 010-083-618 
 Lot "A" Section 4 Township 8 New Westminster District Plan 15256 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Proceed with Public Notification for Temporary Industrial Use Permit No. 7908-0053-00. 
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Pre-Servicing Requirements for Temporary Industrial Use Permit  
No. 7908-0053-00 
(Truck Parking) 

Landscaping Requirements 

� The boundaries of a truck parking facility located adjacent to uses other than a residential use 
shall be landscaped and/or buffered to mitigate visual and noise impacts on adjacent 
developments, to the satisfaction of the City Landscape Architect.

Engineering Services Requirements 

� A storm water servicing concept and lot grading plan must be submitted to the City's 
Engineering Department for review and approval; 

� The street fronting the property must be constructed to a structural and width standard to 
accommodate trucks to the satisfaction of the General Manager, Engineering;

� All other engineering requirements must be addressed to the satisfaction of Engineering, 
including the installation of a water quality/sediment control inlet chamber to the satisfaction 
of the General Manager, Engineering;

� The parking area shall be designed to support the anticipated vehicle load in order to prevent 
dirt from being tracked onto the City roadway; 

� An area of asphalt or concrete paving shall be provided on the site in the area where its 
driveway meets the fronting road to prevent tracking of dirt or mud onto the public street to 
the satisfaction of the General Manager, Engineering; and

� City staff to perform a site inspection to ensure that all site requirements have been met prior 
to the issuance of the Temporary Industrial Use Permit.

Planning Requirements 

� Sealed engineering or architectural drawings and related information are to be provided 
related to the layout of the site, including any buildings or structures on the site, site access, 
drive aisles, parking stall layout, signage and landscaping, demonstrating that the layout as 
proposed will allow for adequate space for manoeuvring and parking of all vehicles on site in 
an orderly manner up to the full capacity of the parking lot; 

� The parking spaces in the truck parking lot are to be visually delineated at all times to the 
satisfaction of the General Manager, Planning and Development, so as to assist in ensuring 
the orderly parking of vehicles on the site at all times; and 

� Adequate washroom facilities are to be provided on the site General Manager, Planning and 
Development, but in any case there shall be a minimum of one such facility on the site.
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City of Surrey
Agricultural Advisory Committee

Minutes

Executive Boardroom
City Hall
14245 - 56 Avenue
Surrey, B.C.
THURSDAY, JUNE 5, 2008
Time: 9:00 a.m. 
File:  0540-20

Present:

Mike Bose - Chair
D. Arnold
B. Aulakh
M. Hilmer
G. King (by telephone)
S. VanKeulen
Councillor Hunt

Regrets:

P. Harrison

Environmental Advisory 
Committee Representative:

B. Stewart

Staff Present:

R. Dubé, Engineering
P. Heer, Planning & Development
C. Atkins, Planning & Development
J. McLean, Planning & Development
F. Wong, Planning & Development
L. Anderson, Legislative Services

Agency Representatives:

K. Zimmerman, Ministry of Agriculture and Lands
T. Pellett, Agricultural Land Commission

2. Proposed Temporary Use Permit
5219 – 188 Street
File No. 7908-0053-00; 6880-20-75

Memo dated May 23, 2008 from Christopher Atkins, Associate Planner, regarding the 
above subject line was reviewed by C. Atkins and the Committee.  The following 
comments were provided:

� The memo is amended to note a temporary industrial use permit to allow 
parking of up to 100 vehicles, not 1000 vehicles.

� The applicant is proposing a buffer along the north side of the property, 
adjacent to the residential properties.

� There are no watercourses going through the property.
� The property is 5 acres.
� The only concern is oil, etc.
� The applicant has been advised that he cannot wash or provide maintenance 

for the trucks on the property.
� Trucks will access from 192 Street to 52 Avenue.

It was Moved by S. VanKeulen
Seconded by D. Arnold
That the AAC recommends to the G.M. 

Planning and Development approval of Application No. 7908-0053-00, as submitted.
Carried
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