
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7912-0206-00 
 

Planning Report Date:  June 17, 2013 

 

PROPOSAL: 

• Rezoning from IB and CD (By-law No. 14165) to 
IB-3 

• Development Permit  
• Development Variance Permit 

to allow for development of 3 business park 
buildings with a total floor area of 15,873 sq.m. 
(171,000 sq.ft.), and to relax setbacks 

LOCATION: 15250 & 15330 - 54A Avenue 

OWNER: Prado Holdings Ltd. 

ZONING: CD (By-law No. 14165) and IB 

OCP DESIGNATION: Industrial 

LAP DESIGNATION: Private School/Business Park and 
Agro-Industrial 

  

 

 
 



Staff Report to Council 
 
File: 7912-0206-00 

Planning & Development Report 
 

Page 2 
 
 
RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning. 
 
• Approval to draft Development Permit. 

 
• Approval for the Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• The East Panorama Ridge Local Area Plan (LAP) requires an amendment from 

"Agro-Industrial" to "Business Park" for the parcel at 15330 – 54A Avenue. 
 

• The applicant is proposing a westerly side yard setback relaxation from 7.5 metres (25 feet) to 
1.47 metres (5 feet) for the building face and a 0.65 metres (2 feet) encroachment into the 
setback area for the eaves to retain the heritage McKettrick House, and a northerly front yard 
setback relaxation from 7.5 metres (25 feet) to 6.7 metres (22 feet) for weather protection 
canopies only. 

 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with the OCP Designation. 
 
• Partially complies with the East Panorama Ridge LAP.  The proposed LAP amendment brings 

the parcel at 15330 – 54A Avenue into compliance with the business park character of the area 
that has emerged in recent years. 

 
• The proposed westerly side yard setback for the heritage McKettrick House is needed as the 

riparian area adjacent to the house is being conveyed to the City as part of the subject 
application.  The proposed northerly front yard relaxation is for canopies only, as the building 
face is setback 7.5 metres (25 feet) from 54A Avenue.  The applicant is proposing an 
aesthetically-pleasing interface with 54A Avenue. 

 
• The proposed density and building form are appropriate for this part of East Panorama Ridge. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1.  a By-law be introduced to rezone the parcel at 15250 – 54A Avenue from "Comprehensive 

Development Zone (CD)" (By-law No. 14165) to "Business Park 3 Zone (IB-3)" (By-law 
No. 12000) and the parcel at 15330 – 54A Avenue from "Business Park  Zone (IB)" (By-law 
No. 12000) to "Business Park 3 Zone (IB-3)" (By-law No. 12000) and a date be set for Public 
Hearing.  

 
2. Council authorize staff to draft Development Permit No. 7912-0206-00 generally in 

accordance with the attached drawings (Appendix II). 
 
3. Council approve Development Variance Permit No. 7912-0206-00 (Appendix VI) varying 

the following, to proceed to Public Notification: 
 

(a) to reduce the minimum westerly side yard setback from 7.5 metres (25 feet) to 
1.47 metres (5 feet) for the building face and a 0.65 metres (2 feet) encroachment 
into the setback area for the eaves to retain the heritage McKettrick House; and 

 
(b) to reduce the minimum front yard setback from 7.5 metres (25 feet) to 6.7 metres 

(22 feet) for weather protection canopies only. 
 
4. 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 a subdivision layout to the satisfaction of the Approving Officer; 
 
(c) approval from the Ministry of Transportation & Infrastructure; 
 
(d) input from Senior Government Environmental Agencies; 
 
(e) submission of a finalized tree survey and a statement regarding tree preservation 

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

specifications and satisfaction of the Planning and Development Department;  
 
(g) registration of a Section 219 Restrictive Covenant identifying the potential for 

agricultural impacts from the adjacent Agricultural Land Reserve (ALR) lands; 
 
(h) 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 

 
(i)  registration of a shared parking and shared access easement between the two 

proposed parcels. 
 

5. Council pass a resolution to amend the East Panorama Ridge Local Area Plan to 
redesignate the parcel at 15330 – 54A Avenue from "Agro-Industrial" to "Business Park" 
when the project is considered for final adoption. 
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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. 
 

Department of Fisheries 
and Oceans (DFO):  
 

Grey Creek (on the west side of the site) is to be conveyed to the 
City for riparian protection purposes.  A P-15 agreement is required 
for the Grey Creek area.  The watercourses along the south, east 
and north property lines are to be protected via a Statutory Right-
of-Way/Restrictive Covenant combination document.   
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

No concerns. 
 

Surrey Fire Department: No concerns. 
 

Agricultural and Food 
Security Advisory 
Committee (AFSAC): 
 

AFSAC supports the proposal, with the request that notification of 
"agricultural nuisance" be registered on title, and that no vaccinium 
be planted in the ALR buffer/riparian planting.   
 

 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant, except for Montessori daycare operating in the heritage McKettrick 

House located at the western end of the parcel at 15250 – 54A Avenue.   
 
Adjacent Area: 
 

Direction Existing Use OCP/LAP Designation Existing Zone 
 

Directly North: 
North (Across 54A Avenue): 
 

Flooring warehouse. 
Business park 
buildings. 
 

Industrial/ Business 
Park 

IB 

East and South: 
 

Agricultural land 
within the 
Agricultural Land 
Reserve (ALR). 

Agricultural/ 
Agricultural 

A-1 

West: 
 

Recently constructed 
business park 
building, under File 
No. 7910-0281-00. 

Industrial/ Private 
School and Business 
Park 

CD By-law No. 14165 
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JUSTIFICATION FOR PLAN AMENDMENT 
 
• The applicant is proposing to amend the East Panorama Ridge Local Area Plan to redesignate 

the parcel at 15330 – 54A Avenue land from "Agro-Industrial" to "Business Park".  The other 
parcel at 15250 – 54A is designated "Private School/Business Park", which permits the 
proposed use. 
 

• Large portions of the East Panorama Ridge LAP were once designated "Agro-Industrial" but 
over time the area has developed more of a business park character rather than an “agro-
industrial” character.  The properties to the north and west are business park developments 
(the properties to the south and east are in the ALR).  
 

• The proposed LAP amendment brings the parcel at 15330 – 54A Avenue into compliance with 
the business park character of the area and the neighbouring parcels. 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 
• The subject site consists of 2 parcels located at 15250 – 54A Avenue and 15330 – 54A Avenue.  

The parcel at 15250 – 54A Avenue is zoned "Comprehensive Development Zone (CD)" By-law 
No. 14165 and is designated "Industrial" in the Official Community Plan (OCP) and "Private 
School/Business Park" in the East Panorama Ridge LAP.  The parcel at 15330 – 54A Avenue is 
zoned "Business Park Zone (IB)" and is designated "Industrial" in the OCP and 
"Agro-Industrial" in the East Panorama Ridge LAP. 
 

• The subject site is bordered by business park uses to the north and west.  To the south and 
east the site is bordered by agricultural land in the ALR. 
 

• The subject site is is 4.4 hectares (10.8 acres) in size, and contains the McKettrick House, 
which is a protected heritage house, on the southerly parcel at 15250 – 54A Avenue.  The 
southerly parcel at 15250 – 54A Avenue was rezoned from "General Agriculture Zone (A-1)" to 
CD and a Development Permit was issued for a private school in 2007 (File No. 7900-0163-00).  
The private school was never built and Development Permit No. 7900-0163-00 expired in 
July, 2009. 
 

• A Heritage Alteration Permit (No. 7911-0158-00) was issued in July 2011 to upgrade the 
McKettrick House.  The heritage house has since been upgraded and a daycare is currently 
operating in the house.  A Development Permit (No. 7912-0051-00) for the development of 
landscaping and a parking area for the daycare in the heritage house was issued in 
January, 2013.   
 

• The previous owner of the parcel at 15250 – 54A Avenue, Roots & Wings Montessori, has 
moved their school operation to Langley and has sold the parcel to the neighbouring 
landowner, Prado Holdings Ltd.  Roots & Wings Montessori operates the daycare in the 
McKettrick House on a leased basis. 
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Proposal 
 
• The applicant is proposing: 

 
o a rezoning from CD By-law No. 14165 (15250 – 54A Avenue) and IB 

(15330 - 54A Avenue) to IB-3; 
 

o a development permit to allow 3 business park buildings with a total floor area of 
15,873 sq.m. (171,000 sq.ft.); and 
 

o a subdivision to facilitate a lot line adjustment between the 2 parcels.   
 

o A Development Variance Permit to relax the westerly side yard setback from 
7.5 metres (25 feet) to 1.47 metres (5 feet) for the building face and a 0.65 metres 
(2 feet) encroachment into the setback area for the eaves to retain the heritage 
McKettrick House, and a northerly front yard setback relaxation from 7.5 metres 
(25 feet) to 6.7 metres (22 feet) for weather protection canopies only. 

 
• The lot line adjustment will allow Building 5 and the heritage house to be in one parcel, and 

Buildings 6 and 7 to be in a separate parcel.  This arrangement is preferred for financial and 
phasing reasons.  Although the two properties will be separate parcels, the proposal will 
functionally operate as one site. 
 

• The site is proposed to be zoned to IB-3 in order to create a business park development that 
limits accessory uses. The IB-3 zone is intended to be applied to future business park 
developments throughout the City in order help concentrate commercial and retail uses in 
Town Centres and help to sustain integrity in business and office parks. 
 

Watercourses 
 
• The subject site is surrounded on all 4 sides by watercourses and ditches.  Grey Creek (on the 

west side of the site) is to be conveyed to the City for riparian protection purposes.   A P-15 
agreement is required for the Grey Creek area.  The watercourses (ditches) along the south, 
east and north property lines are to be protected via a Statutory Right-of-Way/Restrictive 
Covenant combination document.   
 

 
 
DESIGN PROPOSAL AND REVIEW 
 
Access, Pedestrian Circulation and Parking 
 
• The applicant is proposing 2 vehicular accesses to 54A Avenue.  The main access is located at 

the centre of the site with a smaller access at the western edge of the site to primarily serve 
the daycare located in the heritage house.  The drop-off area for the daycare has been 
separated from the main drive aisle for safety reasons.  Reciprocal access and parking 
easements between the 2 proposed reconfigured parcels will be required as the parcels will 
function as a single site. 
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• The applicant is proposing pedestrian connections between the proposed street-oriented 

buildings and the sidewalk along 54A Avenue, and also between the street and the parking 
areas.  The applicant is proposing on-site pedestrian connections to connect with the 
proposed building at the rear of the site and also the various outdoor amenity areas. 
 

• A total of 360 parking spaces are required for the proposed business park buildings.  The 
applicant is proposing to provide 90 underground parking spaces and 458 surface parking 
spaces, for a total of 548 parking spaces, well in excess of the Zoning By-law requirement.  The 
applicant’s experience with office park development is that, due to smaller workspaces, 
contemporary office buildings typically generate more parking demand than the 2/100 sq.m. 
(1,075 sq.ft.) parking ratio for second/third floor offices would provide for.    

 
Site and Building Design 
 
• The applicant is proposing three 3-storey business park office buildings with a total floor area 

of 15,873 sq.m. (171,000 sq.ft.).  The site design reflects an effort to place more buildings along 
the street frontage (as opposed to the interior of the site), reducing the amount of parking 
visible from the street and providing an attractive interface with the public realm.  The two 
street-fronting buildings are oriented to the curve of the street and will have a 2-storey 
appearance from the street.  These two buildings take advantage of the site’s grade which 
allows for underground parking.  The buildings will be 3-storeys on the rear (south) 
elevations.   
 

• The third building, located at the interior of the site, has been situated in line with the main 
vehicle entry, thus providing a visual anchor for the interior of the site.    

 
• The fourth building on the site, the existing heritage house described above, is located on the 

western portion of the site and is adjacent to the vegetated riparian area of Grey Creek, which 
provides a natural setting for the heritage building.   

 
• Riparian areas extend around the site along the south, east and north property lines and serve 

as a buffer to the adjacent ALR lands and also provide a significant landscaped area 
surrounding the parking area. 

 
• The three buildings are proposed to be tilt-up concrete buildings.  The proposed finishing 

materials include significant amounts of glazing, metal panels, and brick veneer.  Metal 
canopies, recessed balconies, and articulation especially at the corners enhance the building 
design.  The proposed colour scheme includes red, beige, grey, and red brick.   
 

Signage 
 
• The applicant is proposing to locate 2 free-standing signs on the property, along 54A Avenue.  

The signs are proposed to be 4.3 metres (14 feet) in height and are concrete with a sand-
blasted finish and will feature illuminated signage within the sign area. 
  

• The applicant is proposing fascia signs for the buildings.  The majority of the signage is 
proposed to be 76 centimetres (2.5 feet) in height and consists of illuminated channel letters. 
One (1) sign (in addition to the address number) is permitted on the third floor elevation. 
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Trees and Landscaping 
 
• An arborist report for the site was prepared by Arbortech Consulting Ltd.  The arborist report 

states that there are a total of 55 trees on the development portion of the subject site (which 
does not include the heritage house area and the Grey Creek area, which were dealt with 
under File No. 7912-0051-00).   The applicant is proposing to remove all of the trees because 
they’re poor quality species, or have marginal health and/or conflict with proposed 
construction.  Because many of the trees proposed to be removed are in the easterly riparian 
setback area, final sign-off for tree removal in this area will need to come from Fisheries and 
Oceans Canada (DFO). 
 

• The following is a table providing the breakdown by tree species:  
 

Tree Species Total no. of mature 
trees (on-site) 

Total proposed for 
retention (on-site) 

Total proposed for 
removal (on-site) 

Alder 35 0 35 
Birch 12 0 12 
Cottonwood 1 0 1 
Western Red Cedar 5 0 5 
Douglas Fir 1 0 1 
Sitka Spruce 1 0 1 
Total 55 0 55 

 
• The applicant is required to plant 78 replacement trees and the applicant is proposing to plant 

206 replacement trees.  The new trees on the site will consist of a variety of trees including 
maple, pine, oak and fir.  The tree planting will be complemented by shrub and ground cover 
planting.  
 

• The applicant is proposing a landscaped feature (dry stream bed with boulders) and various 
trees and shrubbery as a focal point near the main entryway in the centre of the on-site traffic 
circle. 

 
• Various outdoor employee sitting areas are provided throughout the site.  The applicant is 

proposing benches, picnic tables, bike racks, seasonal planting pots and litter receptacles 
throughout the site.     
 

• Two garbage enclosures are proposed in the parking area, where they are not visible from 
54A Avenue.  The enclosure is proposed to be concrete with a decorative metal grill on the 
front. 
 

• The applicant is providing specialty pavement treatment in the pedestrian areas of the site 
and various walkways through the site are identified with the use of sawcut concrete.   
 

• Site lighting will have the appropriate shields, baffles, louvers and cut-off features to prevent 
light spillage and glare. 
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ADVISORY DESIGN PANEL 
 
This application was referred to the Advisory Design Panel (ADP) on December 6, 2012 
(Appendix V).   The ADP comments and suggestions have been satisfactorily addressed. 
 
 
PRE-NOTIFICATION 
 
Pre-notification letters were sent on September 4, 2012 and staff received no comments.   

 
 
SUSTAINABLE DEVELOPMENT CHECKLIST  
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
April 16, 2013.  The table below summarizes the applicable development features of the proposal 
based on the seven (7) criteria listed in the Surrey Sustainable Development Checklist.   
 

Sustainability 
Criteria  

Sustainable Development Features Summary 

1.  Site Context & 
Location  

(A1-A2) 

• The site is located in the East Panorama Ridge Local Area Plan (LAP).  
One of the properties needs an LAP amendment.  The proposal is 
consistent with the site’s “Industrial” designation in the OCP. 

2.  Density & Diversity  
(B1-B7) 

• The applicant has retained the heritage McKettrick House, which has 
been refurbished for use as a daycare. 

3.  Ecology & 
Stewardship  

(C1-C4) 

• The applicant is proposing to provide absorbent soils greater than 
30cm (1 foot) in depth, bioswales and permeable pavement.  The 
applicant is proposing to convey the Grey Creek riparian area to the 
City and is protecting other watercourse areas via Restrictive 
Covenant and special planting areas.  The applicant is proposing to 
provide recycling pick-up. 

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

• The applicant is providing pedestrian walkways on-site, connections 
to off-site pedestrian sidewalks, showers and change facilities, and 
underground bicycle parking. 
 

5.  Accessibility & 
Safety  

(E1-E3) 

• The site incorporates CPTED principles.  The parking area will be 
gated after business hours.  The buildings are designed to reduce 
“hidden spaces”.  Site lighting is proposed.  The applicant is providing 
a daycare on-site in the heritage McKettrick House. 

6.  Green Certification  
(F1) 

• The applicant is using LEED design initiatives where appropriate.   

7.  Education & 
Awareness  

(G1-G4) 

• Area residents are involved as per the typical public notification 
processes. 
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BY-LAW VARIANCE AND JUSTIFICATION 
 
(a) Requested Variance: 
 

• To reduce the minimum westerly side yard setback from 7.5 metres (25 feet) to 
1.47 metres (5 feet) for the building face and a 0.65 metres (2 feet) encroachment into 
the setback area for the eaves to retain the heritage McKettrick House. 

 
Applicant's Reasons: 

 
• The proposed variance will allow for the retention of the McKettrick House. 

 
Staff Comments: 

 
• The riparian area was not conveyed to the City under past File No. 7900-0163-00 as the 

prevailing practice at that time was to protect riparian areas on private land through 
the use of Restrictive Covenants.  This practice changed as it was felt that City 
ownership of riparian areas was more effective for riparian protection than relying  on 
Restrictive Covenants.   The applicant has agreed to convey the Grey Creek area to the 
City as part of the subject application. 
 

• The previous owner of the site restored the McKettrick House and its setting adjacent 
to the riparian area enhances the aesthetics of this restored heritage building. 

 
(b) Requested Variance: 
 

• To reduce the minimum front yard setback from 7.5 metres (25 feet) to 6.7 metres (22 
feet) for weather protection canopies only. 

 
Applicant's Reasons: 

 
• The canopies provide weather protection and visual interest to the front of the 

building. 
 

Staff Comments: 
 

• The proposed variance is for the weather protection canopies only, as the actual 
building face is set back at 7.5 metres (25 feet).   
 

• The applicant has designed an attractive interface with the street by using patio areas, 
street furniture and landscaping, and the canopies add to the aesthetics of the front of 
the building. 
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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. Proposed Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix III. Engineering Summary 
Appendix IV. Summary of Tree Survey and Tree Preservation 
Appendix V. ADP Comments and Applicant’s Response 
Appendix VI. Development Variance Permit No. 7912-0206-00 
 
 
 

original signed by Nicholas Lai 
 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
KB/da 
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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: Samuel Chan 

Ionic Architecture Inc. 
Address: 5500 - 152 Street, #201 
 Surrey, BC 
 V4S 5J9 
  
Tel: 778-571-0618  
  

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 15330 - 54A Avenue 
15250 - 54A Avenue 
 

 
(b) Civic Address: 15330 - 54A Avenue 
 Owner: Prado Holdings Ltd 
 PID: 025-169-033 
 Lot A Section 2 Township 2 New Westminster District Plan LMP51505  
 
(c) Civic Address: 15250 - 54A Avenue 
 Owner: Prado Holdings Ltd 
 PID: 027-239-594 
 Lot 2 District Lot 167 Group 2 New Westminster District Plan BCP32709 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to rezone both properties. 
 

(b) Proceed with Public Notification for Development Variance Permit No. 7912-0206-00 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. 

 
(c) Application is under the jurisdiction of MOTI.   

 
MOTI File No. 2013-00107 
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DEVELOPMENT DATA SHEET – Proposed Lot 1 
 

 Proposed Zoning:  IB-3 
 

Required Development Data Minimum 
Required / 

Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total  16,49o sq.m. /4.07 ac 
  Road Widening area  0 
  Park conveyance area (riparian)  3,097 sq.m. 
 Net Total  13,393 sq.m. 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 60% 18% 
 Paved & Hard Surfaced Areas   
 Total Site Coverage   
   
SETBACKS ( in metres)   
 Front (54A Avenue) 7.5m Variance: 6.7m for 

canopy 
 Rear (South) 7.5m 7.5m+ 
 Side #1 (West) 7.5m Variance: 1.47m for 

building; 0.65m eave 
encroachment 

 Side #2 (East) 7.5m 7.5m+ 
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 14m 13.8m 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total   
   
FLOOR AREA:  Residential   
   
FLOOR AREA: Commercial (Building 5)  6,247 sq.m. 
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Institutional (daycare)  249 sq.m. 
   
TOTAL BUILDING FLOOR AREA  6,496 sq.m. 
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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) 1.0 0.49 
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial  161 212 
 Industrial    
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed   
 Residential Visitors   
   
 Institutional (daycare) 8 8 
   
 Total Number of Parking Spaces 169 220 
   
 Number of disabled stalls  3 
 Number of small cars    
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site YES Tree Survey/Assessment Provided YES 
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DEVELOPMENT DATA SHEET – Proposed Lot 2 
 

 Proposed Zoning:  IB-3 
 

Required Development Data Minimum 
Required / 

Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total  25,280 sq.m./6.25 ac 
  Road Widening area  0 
  Park conveyance area (riparian)  0 
 Net Total  25,280 sq.m 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 60% 15% 
 Paved & Hard Surfaced Areas   
 Total Site Coverage   
   
SETBACKS ( in metres)   
 Front (54A Avenue) 7.5m Variance: 6.7m for 

canopy 
 Rear (East) 7.5m 7.5m+ 
 Side #1 (West) 7.5m 7.5m+ 
 Side #2 (North) 7.5m 7.5m+ 
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 14m 13.8m 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total   
   
FLOOR AREA:  Residential   
   
FLOOR AREA: Commercial  9,626 sq.m. 
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Institutional   
   
TOTAL BUILDING FLOOR AREA  9,626 sq.m. 
Development Data Sheet cont'd 
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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)  0.38 
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial 254 336 
 Industrial    
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed   
 Residential Visitors   
   
 Institutional   
   
 Total Number of Parking Spaces   
   
 Number of disabled stalls  3 
 Number of small cars    
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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~TA.SlANDMDS so-li Pl,ANT SIZE AND CONTAIINt!R SIZE flM, flo€ MINIMUM A.OCEPTA8U &li€8 'REfER TOSP(CIFIOt,ll()HS I'~ I)(FtNfOC<mTAINE._ 
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ktSD'RREY 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: June 12, 2013 PROJECT FILE: 

RE: Engineering Requirements (Commercial/Industrial) 
Location: 15250/15330- 54-A-Ave 

REZONE/SUBDIVISION 

Works and Services 
• construct sanitary sewer to the proposed development. 
• construct storm sewer to the proposed development. 

A Servicing Agreement is required prior to Rezone/Subdivision. 

DEVELOPMENT PERMIT 

7812-0206-oo 

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

Remi Dube, P.Eng. 
Development Services Manager 

LR 

NOTE: Detailed Land Development Engineering Review available on file 

kb2
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ARBORTECH c 0 N s u L TIN G a division of: 

ffiJDD 
A C L G R 0 U P 

Appendix __ 

TREE PRESERVATION SUMMARY 
Surrey Project No.: 7912-0206-00 

Project Location: 15250 and 15330 94A Avenue Surrey, BC 

Consulting Arborist: Norman Hoi 

1 Summary description of the existing tree resource. See also the arborist report on file 

See Arborist Report 

2 Summary of Proposed Tree Removal and Replacement 

Quantity of Bylaw Protected Trees Identified (A) 

Quantity of Bylaw Protected Trees to be Removed (B) 
(Hazard in relation to existing land use) 

Quantity of Bylaw Protected Trees to be Removed (C) 
Quantity of Bylaw Protected Trees to be Retained (A-B-C) (D) 
Quantity of Replacement Trees Required (E) 

(2: 1 ratio except for alder and cottonwood at 1:1 ratio) 

Quantity of Replacement Trees Proposed (F) 
Quantity of Replacement Trees in Deficit (E-F) (G) 
Quantity of Retained Trees and Replacement Trees on Site (D+F) (H) 

Number of Lots Proposed in the Project (I) 

Average Number of Trees per Lot {H/1) 

3 Tree Survey and Preservation/Rep lacement Plan Attached 

This summary and the referenced documents are prepared and submitted by: 

Direct: 604 813 9194 

55 

0 

55 

0 

78 

n/ a 

n/a 

nj a 

n/ a 

n/ a 

Yes 

Norman Hoi, Consulting Arborist Dated: June 11 , 2013 Email: norm@aclgroup.ca 

Greater Vancouver Office: 
Phone: 604.275.3484 
Suite 200- 3740 Chatham St 
Richmond, BC V7E 2Z3 

Fraser Valley Office: 
Phone: 604.755.7132 
Suite 109- 1528 Mc:Callum Rd 
Abbotsford, BC V2S 8A3 

PAGE I OF I 

aclgroup.ca 
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unit 201-5500, 152nd Street , Surrey 
BC V3S sJ9 

office 778-571-0618 fax 778-s71-0619 

Keith Broersma 
City of Surrey 
14245 - 56th A venue 
Surrey, British Columbia V3X JA2. 
Canada 
604-591-4766 

Aprilu, 2013 

15250 I 15330- 54A Avenue 
File No. 7912-0206-oo 

Dear Keith , 

office@ionic-architecture.com 

Please find the revised drawing packages addressing the ADP comments. The 
revisions are summarized as follows: 

- Building number 7 has been relocated to align with entrance axis. 
The building footprint has been enlarged from 9,820 s.f. to 13,707 s.f.; the floor 

area of this building has also been increase from 29,207 s.fto 40,762 s.f. 
consequently, the floor area vs parking spaces ratio has been reduced 

-The turn- around has been modified to facilitate uninterrupted turns. (Two 
middle entrances to this turn-around are eliminated). 

-The front elevations of Building no.s and building no.6 are enhanced with brick 
veneers, metal composite panels, glass canopies, additional storefront entrances, 
street orientated large patios, with ornamental plantings and benches . 

- Additional amenity areas are provided 

- The site lighting are specified to have appropriate shields, baffles, louvers and 
cut-off features to be used to prevent light overspill to nearby residence 
and the sky, and glare from the light source. 

Please also find our response to each of the ADP comments as follows: 
STATEMENT OF REVIEW COMMENTS 

kb2
Text Box
Appendix V



Site 
• Consider relocating the back building 7 to leave a "clean" site for a later 

denser, more sustainable development. 
• The back building 7 could amalgamate with the front building or be 

located east of the front building 6 or shifted on axis with the entry 
driveway and roundabout. 

Response: 
o Building no. 7 ( rear stand alone building ) has been redesigned 

with similar architectural features of building 5 and 6. It is aligned 
on axis with the entry driveway and roundabout. 

• The roundabout is a focal point. This location could have a strong 
impact. A good opportunity to work in some public area or some other 
feature. 

Response: 
o The roundabout is being treated as a focal point featuring 

ornamental plants. With the anticipated heavy traffic at this 
location. The developer feels that public activities should not 
be encouraged at this location. 

• Although appreciated, the green front yard area does not seem to reach 
its fuJI potential of engaging the street. 

Response: 
o The green front yard areas has been redesigned with free 

flow form patios, planters and benches , with the additional 
store front entrances . These enhanced front areas are street 
friendly and have the potential to attract street activities. . 

• Consider reducing number of parking spaces and enlarging landscape 
areas. 

Response: 
o With the increase floor area of building no. 7, the parking ratio 

per floor area has been significantly reduced. 
o More Landscape area and amenity areas are added. 

• Although the amount of pedestrian zone, exterior amenity and greenery 
is appreciated, they could be la id out to create better lunch space and 
links to the park to the north and south of the daycare site. The amenity 
areas could be linked. 

Response: 
o Walkways are provided around buildings, with links to lunch 

amenity spaces throughout the site and to the daycare site. 



o More Landscape area and amenity areas are added. There are 
total of 4 separate amenity areas, plus the additional two large 
street front patios along 54 A Ave. 

• The daycare drop off should be separate, and not shared as a parking 
entry. 
Response: 

o The Daycare has its own dedicated drop-off aisle away from the 
main traffic aisle. Given the size of the development, the 
location of the buildings and the prominence of the main 
entrance , most traffic flow will be at the main entrance 
driveway, traffic conflicts at this secondary entry will be kept to 
a minimum. 

Building Form and Character 
• The architectural design needs an overall concept that binds the site and 

buildings- it appears placeless. This site could be seen as more of an office 
village. 

• Work on s4A Avenue frontage to better engage the street. Individual 
entrances and patios could be added where the floor levels are close to the 
grade. Also, windows, entries, signs, canopies, etc. 

• Response: 
o The overall site plan has been enhanced with the strategically 

location of building no.7. 
o 54 A Ave frontage is now provided with patios, entrances , 

seating area , signs and canopies etc. 

• The rendered 2D elevations show the level of detail needed and should be 
further developed. Use richer materials for street and other canopies/steel, 
wood, glass not concrete. 

• Response: 
o Brick veneers are added to the front elevations at the lower 

level, with the combination of composite metal panel, brick, 
concrete ,curtain wall glazing, signs and canopies, there are 
enough detailing to make the buildings look attractive. 

• Building 7 is a symmetrical form that is asymmetrical to the axis, could be 
an asymmetrical form. The building form is also blocky, it could be 2 storey 
with the second floor extending over the parking. 

• Response: 
o Building no.7 has been redesigned. The main entrance is 

aligned with the entrance axis, and the building form is 
asymmetrical , articulated with enough details to make it an 
attractive centre piece for this development. 



• Consider operable windows. 
• Response: 

o Operable windows will be used. 

• Consider shading on south side of buildings 5 and 6 and southeast and 
southwest on building 7· 
• Response: 

o The developer proposes to us high efficiency low-E glazing to 
all south and south west exposures. 

• Consider further development of interior corridors to enhance the feel 
of community. 

• Response: 
o The developer will consider enhancing the interior corridors. 

Landscaping(written comments read into minutes) 
• Good use of structural soil where some tree pits in the paving are too 

small, such as along the building fronts 
• Good provision of outdoor sitting areas for employees 

CPTED 
• No pre-existing crime calls in this area. 
• Patrol concerns - ensure way finding for calls of service 
• Site is buffered by riparian and provides a barrier. 
• Common to these types of buildings is that employees park on 

perimeters of site and at end of day employees walk the farthest. Have 
clearly defined, consider CCTV and well lit. 

• Interior parking should be well lit and have security enclosure. 
• Ground level units should be protected from driving into fronts of shops 

with bollards etc. 

• Response: 
o The developer will define employee parking area, well lit interior 

parking with security enclosure. 

Disabled Access 
• Appreciate the written accessibility statement. 
• Have power doors. 
• Elevator panels to be horizontal. 
• Emergency call buttons in parking lobby and underground. 
• Access to third floor roof decks assured by applicant. 
• Building 5 let downs for wheelchair access in parking be placed on 

corner to left and right of entrance. 
• Response: 

o Power door will be provided. 



Sustainability 

o Elevator panels will be specified as horizontal, with emergency 
call buttons in parking lobby and underground . Third floor 
patio decks will be Accessible. 

o Letdowns to building 5 is provided. 

• Appreciate the sustainability statement. 
• Would very much like to see a development such a this have a LEED 

goal at least. LEED Gold would be excellent, but LEED Silver acceptable. 
Certified LEED rather than equivalent would be even better. 

• Consider providing extensive green roofs to all three buildings. 
• Systems are indicated as split heat pump and fan coil system. Look at 

central heat pumps to benefit from inherent heat recovery. 
• Parking should be reduced, made permeable to somehow deal with the 

amount of asphalt. 

• Response: 
o This building is not intended to be LEED accredited but will be 

targeting LEED design initiatives. 

o The developer will consider central heat pumps as an alternative. 

o Green roof- instead of green roofs , the developer is committed to 
implement the latest in technology and other sustainable design 
principles as follows: 

• Provision for Alternative Fuel vehicles ( 3% parking spaces 
allocated for Hybrid vehicles) 

• Light Pollution reduction - Both Outdoor and indoor 
lighting level to meet IESNA standard. 

• Limit the use of pesticides 
• End of trip cycling facilities, including bike racks, showers, 

and change rooms 
• Reduce potable water use 

Low-flush toilets and faucets. 

Reduce potable water use Water efficient Landscaping: 
with Native plant species which require less irrigation 
and maintenance. 

• Optimize Energy Performance. 

Install energy-efficient windows : lowE, reflective 



• 

• 

• 
• 
• 

• 

Windows. 
Tenant sub-metering, through Quoldlogic electrical meters 

Light fixture motion sensors in corridors for off hours, 
fixtures on timers to turn off in evenings. 

Washroom lights are off until motion sensor is activated . 
HV AC system on reduced setting through evening 
High efficiency light fixtures in the corridors and public 

areas. 
Extensive glazing with operable windows for natural day 
lighting and ventilation 

Please review the above submissions and would appreciate your call should you have any 
comments. 

Regards, 

Samuel M. Chan Architect, AIBC 
Ionic Architect Inc. 



CllY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.: 7912-0206-oo 

Issued To: Prado Holdings Ltd. 

("the Owner") 

Address of Owner: #100, 5550- 152 Street 
Surrey, BC 
V3S sJ9 

1. 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: 

3· (a) 

Parcel Identifier: 025-169-033 
Lot A Section 2 Township 2 New Westminster District LMP51505 

15330- 54-A Avenue 

Parcel Identifier: 027-239-594 
Lot 2 District Lot 167 Group 2 New Westminster District Plan BCP32709 

15250- 54-A Avenue 

(the "Land") 

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: 

kb2
Text Box
Appendix VI
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4· Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows: 

• To reduce the minimum westerly side yard setback from 7·5 metres (25 feet) to 1.47 
metres (5 feet) for the building face and a o.65 metres (2 feet) encroachment into the 
setback area for the eaves to retain the heritage McKettrick House; and 

• To reduce the minimum front yard setback from 7·5 metres (25 feet) to 6.7 metres 
(22 feet) for weather protection canopies only. 

5· The landscaping and the siting of buildings and structures shall be in accordance with the 
drawings numbered 7912-0206-oo (A) through to and including 7912-0206-oo (B) (the 
"Drawings") which are attached hereto and form part of this development variance permit. 

6. This development variance permit applies to only the portion of the Land OR 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. 

7· The Land shall be developed strictly in accordance with the terms and conditions and 
provisions of this development variance permit. 

8. 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. 

9· The terms of this development variance permit or any amendment to it, are binding on all 
persons who acquire an interest in the Land. 

10. 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- Dianne L. Watts 

City Clerk - Jane Sullivan 
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