
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7911-0172-00 
 

Planning Report Date:  June 25, 2012 

 

PROPOSAL: 

• Land Use Contract Discharge 
• Rezoning from CG-1 to C-15 
• Development Permit 
• Development Variance Permit 
in order to permit the development of a three-storey 
commercial / office building in City Centre. 

LOCATION: 13769 - 104 Avenue 

OWNER: Highten Properties (104) Ltd., Inc. 
No. BC0913962 

ZONING: LUC No. 294 (underlying CG-1 
Zone) 

OCP DESIGNATION: Commercial  
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for: 

 
o Land Use Contract Discharge; and 
o Rezoning. 

 
• Approval to draft Development Permit. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Seeking a reduced front yard (south) setback in the C-15 Zone. 

 
• Seeking a relaxation of one (1) parking stall for the on-site parking requirement. 

 
 
RATIONALE OF RECOMMENDATION 
 
• The proposed density and building form are appropriate for this part of Surrey City Centre. 
 
• The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 

Surrey City Centre Plan. 
 

• The subject site is located in City Centre along 104 Avenue, two blocks west of King George 
Boulevard.  Transit buses service both 104 Avenue and King George Boulevard, while Surrey 
Central SkyTrain station is approximately 700 metres (0.4 mile) west of the subject site.  The 
proposed parking relaxation is supportable for this location. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to discharge Land Use Contract No. 294 and a date for Public 

Hearing be set. 
 
2. a By-law be introduced to rezone the subject site from "Self-Service Gasoline Station Zone 

(CG-1)" (By-law No. 12000) to "Town Centre Commercial Zone (C-15)" (By-law No. 12000) 
and a date be set for Public Hearing. 

 
3. Council authorize staff to draft Development Permit No. 7911-0172-00 generally in 

accordance with the attached drawings (Appendix II). 
 
4. Council approve Development Variance Permit No. 7911-0172-00 (Appendix V) varying the 

following, to proceed to Public Notification: 
 

(a) to vary the definition of ‘setback’ in the Zoning By-law to allow a canopy that 
exceeds a total of 2.4 metres (8 ft.) in horizontal length along any exterior wall to 
encroach into the required setbacks to a maximum of 1.6 metres (5.2 ft.);  

 
(b) to reduce the minimum front yard (south) setback of the C-15 Zone from 2.0 

metres (7.0 ft.) to 1.8 metres (5.9 ft.) to the building face; and 
 

(c) to reduce the minimum required number of on-site parking spaces from 23 to 22. 
 
5. Council instruct staff to resolve the following issues prior to final adoption: 
 

(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 road dedication plans to the satisfaction of the Approving Officer; 

 
(c) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(d) submission of a landscaping plan and landscaping cost estimate to the 

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

Development Department; 
 

(f) 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; and 

 
(g) registration of a reciprocal access agreement for future shared access with the 

adjacent properties to the west (13747 – 104 Avenue), east (13785 – 104 Avenue), 
and north (10445 – 138 Street). 
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REFERRALS 
 
Engineering: The Engineering Department has no objection to the project 

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

Fire Department: No concerns. 
 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant site 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North: 
 

Office building (Shaw 
Cable) 

Commercial C-8 

East: 
 

Commercial retail (Long 
& McQuade music store) 

Commercial C-8 

South (Across 104 Avenue): 
 

Single-storey multi-
tenant commercial 
buildings 

Commercial C-8 

West: Prospera Credit Union Commercial C-35 
 
 
DEVELOPMENT CONSIDERATIONS 
 

• The subject site is located at 13769 – 104 Avenue in City Centre and is approximately 1,585 
square metres (0.4 acre) in size.  The site is regulated by Land Use Contract (LUC) No. 294 
with an underlying Self-Service Gasoline Station (CG-1) Zone, and designated Commercial 
in the Official Community Plan (OCP).  The site is currently vacant. 
 

• The applicant is proposing an LUC Discharge, a rezoning from the underlying Self-Service 
Gasoline Station Zone (CG-1) to Town Centre Commercial Zone (C-15), and a 
Development Permit in order to allow the development of a three-storey commercial / 
office building.   
 

• A Development Variance Permit is also required (see By-law Variance Section) to: 
 

o  Reduce the front yard (south) setback; and 
o  Reduce the minimum required on-site parking stalls from 23 to 22.   
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• The proposed building will consist of ground-level commercial retail units with two (2) 
floors of offices above.  The proposed building is approximately 1,472 square metres 
(15,850 sq.ft.) in size, with the office space on the second and third floors accounting for 
999 square metres (10,760 sq.ft.) of the total building area.  The proposed floor area ratio 
(FAR) of the building is 1.10, which complies with the FAR of 1.5 permitted in the proposed 
C-15 Zone. 
 

• The Surrey City Centre Land Use and Density Concept indicates that the subject site is 
appropriate for mixed-use developments with densities up to 3.5 FAR.  The current 
proposal is considered an interim use and it is anticipated that the subject site and 
adjacent properties will consolidate in the future and redevelop at a density more 
consistent with the ultimate vision for this area. 
 

• An east / west drive aisle through the rear (northern) portion of the site will connect with 
the existing drive aisles on the abutting properties to the west and east, and allow patrons 
and employees to gain access to the subject site.  No new driveway onto 104 Avenue will 
be created as a result of the current proposal. 
 

• The applicant has also agreed to provide a 6.0-metre (20 ft.) right-of-way along the west 
property line for a future north / south lane that will provide connectivity once the 
properties in the area redevelop.  In the interim, the right-of-way will be landscaped with 
grass and maple trees. 
 

• The subject site was a former gas station that closed in 1998.  A Certificate of Compliance 
from the Ministry of Environment dated March 23, 2011 was submitted to the City with the 
development application stating that the subject site has been satisfactorily remediated of 
contaminants.   

 
 
PRE-NOTIFICATION 
 
Pre-notification letters were sent on January 3, 2012, and staff received one (1) telephone call from 
a local property owner requesting additional information regarding the proposal.  The caller had 
no concerns with the proposal after discussing the matter and obtaining the appropriate 
information from staff. 
 
 
DESIGN PROPOSAL AND REVIEW 
 

• The proposed three-storey building is designed to create an urban, pedestrian-friendly 
streetscape, and is similar in size and scale to the adjacent commercial building to the 
east. 
 

• The proposed building incorporates exposed charcoal-coloured brick work on the ground 
floor and concrete walls and galvalume metal panels on the second and third floors.  The 
variation in building materials defines the commercial and office uses. 
 

• The northwest and southwest corners of the building are highlighted by arroyo red 
(maroon) painted metal and concrete that form an integral part of the proposed building. 
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• Significant spandrel glazing, in moonlight white and fernwood green colours, is featured 
along the south and west building elevations.  The colour variation enhances the overall 
design and appeal of the proposed building.   
 

• Metal louvres are proposed along the west and south building elevations to delineate the 
upper floors and provide sunshade. 
 

• The commercial units along the south building elevation, facing 104 Avenue, are defined 
by expansive clear glazing and a metal canopy supported by stained wood beams.  The 
canopy provides appropriate weather protection.   
 

• Proposed glazing along the north building elevation will create a consistent building 
design.  
 

• The entrance to the second and third floor offices is located along the west building 
elevation.  This building elevation was specifically designed at an angle to create a strong 
and continuous entry sequence from the street to the side of the building. 
 

• New lighting is to be installed within the parking lot at the rear of the site for safety and 
visibility. 
 

• The proposed garbage enclosure is located at the northeast corner of the proposed 
building.  The garbage bins will be concealed by a concrete block structure and a metal 
door.  The enclosure is covered with a metal roof supported by wood beams, similar to the 
canopy proposed along the south building elevation. 
 

• A BC Hydro transformer unit is proposed to be located near the northwest corner of the 
subject site.  The transformer will be protected by removable bollards and screened by 
landscaping including emerald green cedars. 

 
Proposed Signage 
 

• The applicant proposes a total of five (5) fascia signs on the subject building.  One (1) of 
the fascia signs (building address) will be installed above the main office entrance facing 
west, while the remaining four (4) fascia signs will be installed above the entries of the 
commercial units facing south towards 104 Avenue.   
 

• The building address fascia sign is approximately 0.74 metre high and 2.6 metres long (2.4 
ft. x 8.7 ft), while the four (4) commercial fascia signs are each 0.46 metre high and 3.0 
metres long (1.5 ft. x 9.7 ft) in size. 
 

• All of the proposed fascia signs are in the form of individual channel letters. 
 

• No free-standing sign is proposed for the subject site. 
 
Trees and Landscaping 
 

• The applicant submitted an Arborist Assessment prepared by DMG Landscape Architects.  
The report and plans have been reviewed, and staff support the proposal.  
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• The chart below provides a summary of the tree removal by species: 
 

 ON-SITE TREES 
Tree Species Total Trees Retention Removal 
Douglas Fir 1 0 1 
Red Alder 2 0 2 

Total 3 0 3 
 

• The assessment identifies three (3) trees on the subject site.  The applicant proposes to 
remove all of the trees.  No off-site trees are impacted. 
 

• Based on the tree replacement ratio in accordance with the Tree Protection By-law (No. 
16100), a total of four (4) replacement trees are required.  Currently, five (5) replacement 
trees are proposed on the subject site.   

 
Public Art 
 

• The proposed development application was submitted on July 29, 2011 and is subject to the 
public art on private property policy, which will be secured by a Section 219 No-Build 
Restrictive Covenant (Corporate Report No. R051 approved by Council on March 14, 2011). 
 

• The applicant has agreed to provide monies, in accordance with the Public Art Policy, at 
the Building Permit stage. 

 
ADVISORY DESIGN PANEL 
 
ADP Date: February 9, 2012  
 
This project is supported by the ADP.  The applicant has generally resolved all design issues raised 
by the ADP.  The applicant has agreed to resolve any remaining issues, prior to consideration of 
final approval of this application. 
 
 
BY-LAW VARIANCES AND JUSTIFICATION 
 
(a) Requested Variances: 
 

• To vary the definition of ‘setback’ in the Zoning By-law to allow a canopy that exceeds 
a total of 2.4 metres (8 ft.) in horizontal length along an exterior wall to encroach into 
the required front yard (south) setback to a maximum of 1.6 metres (5.2 ft.); and 

 
• To reduce the minimum front yard (south) setback of the C-15 Zone from 2.0 metres 

(7.0 ft.) to 1.8 metres (5.9 ft.) to the building face. 
 

Applicant's Reason: 
 

• The proposed front yard (south) setback relaxation is minor and is similar to the south 
setback for the existing building (Long & McQuade) to the east.   
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Staff Comments: 
 

• According to the definition of a ‘setback’ in the Zoning By-law, encroachments up to 
0.6 metre (2.0 ft.) for eaves, roof overhangs, bay windows and sundecks are permitted, 
provided they do not exceed a total of 2.4 metres (8 ft.) in horizontal length along any 
exterior wall.  Canopies are not included in the definition of ‘setback’; however, it can 
be considered a similar building structure. 
 

• The proposed metal canopy along the front yard (south) building elevation exceeds 2.4 
metres (8 ft.) in horizontal length and encroaches approximately 1.6 metres (5.2 ft.) 
into the setback.  Therefore, a variance is required. 

 
• The proposed canopy encroachment appears reasonable given the value the canopy 

adds towards the appearance of the building and it offers weather protection. 
 

• The applicant is required to dedicate 7.3 metres (24 ft.) along the south lot line of the 
subject site for future road widening of 104 Avenue.  As a result of road dedication and 
site constraints, the applicant has proposed a minor relaxation to the front yard 
setback. 

 
• The proposed setback helps to achieve a more urban, pedestrian streetscape in 

compliance with the Surrey City Centre Plan. 
 

• Staff support the requested variances. 
 

 
(b) Requested Variance: 
 

• To reduce the parking requirement in the C-15 Zone for a commercial / office building 
from 23 spaces to 22 spaces. 
 

Applicant's Reason: 
 

• The proposed relaxation is minor and is only for one (1) parking stall. 
 

Staff Comments: 
 

• The subject site is located in City Centre in an urban, pedestrian-friendly area, where 
alternative transit options are available for the future patrons and employees of the 
proposed development. 
 

• The property fronts 104 Avenue and is two blocks west of King George Boulevard.  
Both streets are well-serviced by transit buses.  Additionally, Surrey Central SkyTrain 
station is only a 10-minute walk west of the subject site. 

 
• Staff support the variance, as it is a minor relaxation to the parking requirement. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Project Data Sheets 
Appendix II. Site Plan, Building Elevations, Landscape Plans 
Appendix III. Engineering Summary 
Appendix IV ADP Comments 
Appendix V Development Variance Permit No. 7911-0172-00 
 
 
 

original signed by Judith Robertson 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
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APPENDIX I 
 

Information for City Clerk 
 
Legal Description and Owners of all lots that form part of the application: 
 
1.  (a) Agent: Name: Andrea Scott 

PJ Lovick Architect Ltd. 
Address: 3707 First Avenue 
 Burnaby, BC  V5C 3V6 
   
Tel: 604-298-3700  

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 13769 - 104 Avenue 
 

(b) Civic Address: 13769 - 104 Avenue 
 Owner: Highten Properties (104) Ltd., Inc. No. BC0913962 
 PID: 006-659-713 
 Lot 64 Section 23 Block 5 North Range 2 West New Westminster District Plan 31849 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to discharge Land Use Contract #294 
 

(b) Introduce a By-law to rezone the property. 
 
(c) Proceed with Public Notification for Development Variance Permit No. 7911-0172-00 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 final adoption of the 
associated Rezoning By-law. 
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DEVELOPMENT DATA SHEET 
 

 Proposed Zoning:  C-15 
Required Development Data Minimum Required / 

Maximum Allowed 
Proposed 

LOT AREA     
 Gross Total  1,589 sq.m. 
  Road Widening area  254 sq.m.  
  Undevelopable area   
 Net Total  1,335 sq.m. 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 80% 31% 
 Paved & Hard Surfaced Areas  61% 
 Total Site Coverage  92% 
   
SETBACKS   
 Front (south) 2.0 metres  1.8 metres to building face; 

0.2 metre to the canopy* 
 Rear (north) 7.5 metres  18.9 metres 
 Side #1 (east) 0.0 metre 0.0 metre 
 Side #2 (west) 3.0 metres  6.1 metres 
   
   
BUILDING HEIGHT (in metres)   
 Principal 14.0 metres  13.1 metres 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total  N/A 
   
FLOOR AREA:  Residential  N/A 
   
FLOOR AREA: Commercial   
 Retail  473 sq.m. 
 Office  999.4 sq.m.  
  Total   
   
FLOOR AREA:  Industrial  N/A 
   
FLOOR AREA:  Institutional  N/A 
   
TOTAL BUILDING FLOOR AREA 2002 sq.m. 1,472.4 sq.m.  
*Variances requested
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Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross)   
 # of units/ha /# units/acre (net)   
 FAR (gross)   
 FAR (net) 1.50 1.10 
   
AMENITY SPACE   
 Indoor  N/A 
 Outdoor  N/A 
   
PARKING (number of stalls)   
 Commercial 23 22* 
 Industrial   N/A 
   
 Residential Bachelor + 1 Bedroom  N/A 
   2-Bed   
   3-Bed   
 Residential Visitors  N/A 
   
 Institutional  N/A 
   
 Total Number of Parking Spaces 23 22 
   
 Number of disabled stalls 1 1 
 Number of small cars  6.25 (25%) 6 
 Tandem Parking Spaces:  Number 

/ % of Total Number of Units 
 N/A 

 Size of Tandem Parking Spaces 
width/length 

 N/A 

*Variances requested 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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•To vary the definition of ‘setback’ in the Zoning By-law to allow a canopy that exceeds a total of 2.4 metres (8 ft.) in horizontal length along an exterior wall to encroach into the required front yard (south) setback to a maximum of 1.6 metres (5.2 ft.);
•To reduce the minimum front yard (south) setback of the C-15 Zone from 2.0 metres (7.0 ft.) to 1.8 metres (5.9 ft.) to the building face; and
•To reduce the parking requirement in the C-15 Zone for a commercial / office building from 23 spaces to 22 spaces.
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