
 

City of Surrey 
ADDITIONAL PLANNING COMMENTS 

File: 7914-0001-00 
 

Planning Report Date:  January 12, 2015 

 

PROPOSAL: 

• Rezoning from C-8 to CD (based upon C-8) 
• Development Permit 
 

in order to permit the development of a four-storey 
multi-tenant commercial/office building. 
 

LOCATION: 8318 – 120 Street 

OWNER: Earth King Forest Plaza Ltd. 

ZONING: C-8 

OCP DESIGNATION: Commercial 
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RECOMMENDATION SUMMARY 
 
• Council receive this report as information. 
 
• Council grant Third Reading to CD By-law No. 18269. 
 
 
RATIONALE OF RECOMMENDATION 
 
• At the Regular Council – Land-use meeting on July 7, 2014, the applicant received First/Second 

Reading. The application proceeded to Public Hearing on July 21, 2014 but, at the request of City 
staff, was not granted Third Reading as the applicant needed to resolve an outstanding issue 
related to the reciprocal access easement currently registered on title. 
 

• At the time, the applicant proposed to locate the building within an existing reciprocal access 
easement currently registered on title between the subject property and the property to the 
north at 8336/8338 – 128 Street. 

 
• The applicant has made several attempts to resolve the access easement issue with the adjacent 

property owner at 8336/8338 – 120 Street. Unfortunately, a mutually agreeable solution could 
not be reached. As a result, the applicant proposes to relocate the four-storey multi-tenant 
building outside the reciprocal access easement currently registered on title. 

 
• The proposed building will retain the original form, design and character previously reviewed 

by City staff, Council as well as the Advisory Design Panel (ADP). Furthermore, the proposed 
building will continue to conform with the CD Zone (By-law No. 18269) in terms of Floor Area 
Ratio (FAR), lot coverage, setbacks, building height, etc. 

 
• The proposed multi-tenant building establishes a high-standard in terms of the form, design 

and character of future commercial buildings located within the surrounding neighbourhood 
and, therefore, is considered an attractive addition to existing buildings located on Scott Road. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council receive this report as information; and 
 
2. Council grant Third Reading to CD By-law No. 18269. 
 
 
ADDITIONAL PLANNING COMMENTS 
 
Background 
 
• On July 7, 2014 a Planning Report was forwarded to Council that proposed to rezone the subject 

property from C-8 to CD (based upon C-8). In addition, the applicant requested a Development 
Permit for a four-storey commercial/office building (File No. 7914-0001-00). 

 
• At the July 21, 2014 Regular Council – Public Hearing, City staff asked Council to withhold Third 

Reading until the applicant satisfactorily resolved the reciprocal access easement issue with the 
adjacent property owner. 

 
• At the time, the applicant proposed to locate the building within an existing reciprocal access 

easement currently registered on title between the subject property and the property to the 
north at 8336/8338 – 120 Street. 

 
Proposed Building Relocation 
 
• The applicant has attempted, on several occasions, to resolve the access easement issue with the 

adjacent property owner at 8336/8338 – 120 Street. Unfortunately, a mutually agreeable solution 
could not be reached. As a result, the applicant proposes to relocate the four-storey multi-tenant 
building outside the reciprocal access easement currently registered on title. 

 
• The proposed multi-tenant building will be located 6.9 metres (22.6 ft.) from the front lot line 

and 16.4 metres (53.8 ft.) from the rear lot line which complies with the minimum setbacks in 
the CD Zone (By-law No. 18269).  

 
• In addition, the proposed building will continue to conform to the CD Zone (By-law No. 18269) 

in terms of Floor Area Ratio (FAR), lot coverage, minimum setback requirements as well as on-
site parking, building height, minimum landscape requirements, etc. 

 
• The proposed multi-tenant building will continue to retain the original form, design as well as 

character previously reviewed by City staff, Council and the Advisory Design Panel (ADP). The 
building is modern, well-designed and provides an attractive addition to 120 Street. The exterior 
façade consists of high-quality materials which includes a glass-enclosed staircase, extensive 
glazing along the street frontage and vertical-oriented solar shades. Furthermore, the building 
location will provide wider sidewalks that encourage pedestrian connectivity as well as 
additional landscaping and surface/semi-underground parking at the rear of the building with 
access directly from the north-south lane. 
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Driveway Access and On-site Parking 
 
• The proposed building will continue to maintain a driveway access point from 120 Street via the 

existing reciprocal access easement registered between the subject property and 
8336/8338 - 120 Street. In addition, an access easement will be provided along the south lot line 
of the subject property, in favour of the property to the south (8292/8298 – 120 Street), via ramp 
access that extends from 120 Street toward the surface parking and rear lane. 
 

• The existing parking spaces within the front yard setback will be relocated elsewhere on-site 
given that it cannot be accommodated with the 3.5 metres (12 ft.) of road dedication required 
along 120 Street. The reciprocal parking easement does not specify the location of the shared 
parking required on the subject property. 

 
Conclusion 
 
• Following several attempts to resolve the reciprocal access easement issue between 

8318 - 120 Street and 8336/8338 – 120 Street, the applicant proposed to shift the building further 
east such that it is outside the easement area. Relocation of the building will have a negligible 
impact on overall building design or minimum setback requirements. The proposed building 
will continue to conform with the CD Zone (By-law No. 18269). 
 

• The proposed multi-tenant building establishes a high-standard in terms of the form, design 
and character of future commercial buildings located within the surrounding neighbourhood 
and, therefore, is considered an attractive addition on 120 Street. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners and Action Summary 
Appendix II. Revised Layout 
Appendix III. Planning Report – July 7, 2014 
 
 

original signed by Nicholas Lai 
 
 
    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: James Pernu 

McElhanney Consulting Services Ltd. 
Address: 13450 – 102 Avenue, Unit 2300 
 Surrey, B.C.  V3T 5X3   
Tel: 604-424-4889 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 8318 – 120 Street 
 

(b) Civic Address: 8318 – 120 Street 
 Owner: Earth King Forest Plaza Ltd. 
 PID: 023-270-691 
 Lot 2 Section 30 Township 2 New Westminster District Plan LMP26084 
 

 
3. Summary of Actions for City Clerk's Office 
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04141V plans v2014.vwx

THIS DRAWING IS COPYRIGHTED AND MUST NOT BE USED,
REPRODUCED, OR REVISED WITHOUT WRITTEN PERMISSION.

ALL DIMENSIONS ARE IN METERS UNLESS OTHERWISE NOTED.
VERIFY DIMENSIONS.
DO NOT SCALE THIS DRAWING.

REPORT INCONSISTENCIES AND OMISSIONS TO THE CONSULTANT
FOR CLARIFICATION BEFORE COMMENCING WITH THE WORK.

DEVIATIONS FROM THE CONTRACT DOCUMENTS WITHOUT
WRITTEN APPROVAL FROM THE CONSULTANT ARE SUBJECT TO
CORRECTION AT THE CONTRACTOR'S EXPENSE.

ARCHITECT & PRIME CONSULTANT
DIALOG BC ARCHITECTURE ENGINEERING
INTERIOR DESIGN PLANNING INC.
406 - 611 ALEXANDER STREET
VANCOUVER, BC, V6A 1E1
Tel: (604) 255-1169 Fax: (604) 255-1790
design@designdialog.ca

FOR IN
FORMATION ONLY

NOT FOR CONSTRUCTION
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ISSUED FOR

DRAWN: CHECKED:
PLOT DATE:

SEAL

8318 Scott Road

04141V

A102
MC

Ground Floor Plan

LANDSCAPE ARCHITECT
CONSIDERED DESIGN INC.
721 EAST HASTINGS
VANCOUVER, BC, V6A 1R8
Tel: (604)-715-6384

10/22/14
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7914-0001-00 
 

Planning Report Date:  July 7, 2014 

 

PROPOSAL: 

 Rezoning from C-8 to CD (based upon C-8) 

 Development Permit 

in order to permit the development of a four-storey 
multi-tenant commercial/office building. 

 

LOCATION: 8318 – 120 Street 

OWNER: Earth King Forest Plaza Ltd. 
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LAP DESIGNATION: Retail Commercial  
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RECOMMENDATION SUMMARY 
 

 By-law Introduction and set date for Public Hearing for rezoning. 
 

 Withhold granting of Third Reading until the applicant satisfactorily resolves the 
outstanding issues related to the reciprocal access easement (BJ352366/BJ352371) 
currently registered on title. 
 

 Approval to vary the Sign By-law through a comprehensive sign design package. 
 

 Approval to draft Development Permit. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

 None. 
 
 
RATIONALE OF RECOMMENDATION 
 

 Complies with the OCP Designation and LAP designation. 
 

 The proposed rezoning to "Comprehensive Development Zone (CD)" (based upon C-8) is 
considered reasonable given the subject property is relatively small and the applicant is 
providing structured parking with roughly half the parking spaces on-site provided as 
underground parking. In addition, the property is located on an arterial Road (Scott Road/120 
Street) with existing Frequent Transit Network (FTN) service located within close proximity of 
the site which supports higher density. Moreover, the increased density supports future B-
Line service for 120 Street/Scott Road as identified in the Mayor’s Council Transit Plan. 

 

 The proposed multi-tenant commercial building including the comprehensive sign package is 
considered attractive, well-designed and provides an appealing addition to 120 Street/Scott 
Road as well as establishes a high-standard in terms of the form, design and character of 
future commercial buildings located within the surrounding neighbourhood. 
 

 The applicant proposes to locate the building over an existing reciprocal access easement 
along 120 Street (BJ352366/BJ352371) which provides vehicle access to 8336/8338 – 120 Street. 
As a result, resolution of the reciprocal access easement issue is required before Third Reading 
is granted on the rezoning by-law.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to rezone the subject site from "Community Commercial Zone 

(C-8)" (By-law No. 12000) to “Comprehensive Development Zone (CD)" (By-law No. 12000) 

and a date be set for Public Hearing.  
 
2. Council authorize staff to draft Development Permit No. 7914-0001-00, including a 

comprehensive sign design package, generally in accordance with the attached drawings 
(Appendix III). 

 
3. Council instruct staff to ensure the applicant satisfactorily resolves the outstanding issues 

related to the reciprocal access easement (BJ352366/BJ352371) currently registered on title 
prior to granting of Third Reading. 

 
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 road dedication plan to the satisfaction of the Approving Officer; 
 
(c) submission of an acceptable tree survey and a statement regarding tree 

preservation; 
 
(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; and 
 
(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. 

 
 

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

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

Surrey Fire Department: The applicant is required to install and maintain an Amplification 
System that provides uninterrupted communication to the E-Comm 
wide 800 MHZ radio system in compliance with the Public Safety 
E-Comm Radio Building Amplification System By-law (By-law No. 
15740).  
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Fortis B.C.: 
 

No concerns. 
 

Corporation of Delta: 
 

No concerns. 
 

 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant parcel 
 
Adjacent Area: 
 

Direction Existing Use OCP/LAP Designation Existing Zone 
 

North: 
 

Multi-tenant 
commercial building 

Commercial/ 
Retail Commercial 

C-8 

East: 
 

Single Family 
Residential Dwellings 

Multi-family/Multiple 
Residential (Townhouse) 

RA 

South: 
 

Multi-tenant 
commercial building 

Commercial/ 
Highway Commercial 

L.U.C. No. 377 

West (Across 120 Street): 
 

Multi-tenant 
commercial buildings 

Town Centre/Medium Density 
Residential (Scott Road)* 

C1 (Core 
Commercial)* 

 
* Subject property located within the Corporation of Delta. 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 

 The subject property at 8318 – 120 Street is located on the east side of Scott Road between 
82 Avenue and 84 Avenue. The property is designated "Commercial" in the Official 
Community Plan (OCP) and "Retail Commercial" in the Newton Local Area Plan (LAP). The 
site is zoned "Community Commercial Zone (C-8)" and permits a similar range of land-uses 
including retail stores, personal service, general service and offices. 
 

 The property is currently vacant given the previous two-storey building was recently 
destroyed by fire. 

 

 The adjacent properties to the north and south are occupied by single- or two-storey multi-
tenant commercial buildings which provide on-site parking located within the front yard 
setback and retain driveway access from 120 Street. 
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Scott Road Corridor Transportation Planning Study (2001) 
 

 The subject property is located within the Scott Road Corridor Transportation Planning Study 
(2001) which reflects the combined efforts of the City of Surrey and Corporation of Delta to 
provide a long-term strategic vision for redevelopment along 120 Street. The study calls for 
City staff to encourage the redevelopment of under-utilized properties with surface parking 
through incentives that include higher density and reduced on-site parking requirements. In 
addition, the Scott Road Corridor Study promotes additional landscaping, sidewalk widening, 
high-quality building materials, extensive glazing and/or weather protection canopies in order 
to improve the overall appearance of the exterior façade as well as promote attractive 
streetscapes. 

 

 The proposed rezoning to "Comprehensive Development Zone (CD)" (based upon C-8) is 
considered reasonable given the subject property is located along an arterial road (Scott 
Road/120 Street) with existing Frequent Transit Network (FTN) service and future B-line 
service along 120 Street Scott Road, as identified within the Mayor’s Council Transit Plan. The 
subject property could, therefore, support a higher density four-storey commercial building as 
it will encourage other modes of transportation and greater walkability. 

 
Current Proposal 
 

 The applicant proposes to construct a four-storey multi-tenant building with 793 square 
metres (8,536 sq. ft.) of ground-floor retail and 2,405 square metres (25,887 sq. ft.) of upper-
floor office space. In order to reduce the number of parking stalls required on-site, the total 
gross floor area for medical offices cannot exceed 854 square metres (9,192 sq. ft.) while the 
remaining upper-storey floor area will be reserved for general office uses. In contrast, the 
ground-floor will be occupied by a large format retailer in the form of a drug store which 
further supports the medical office use by providing a convenient "one-stop-shop" for medical 
office clientele. 

 
Proposed CD By-law 
 

 The applicant is proposing a Comprehensive Development (CD) by-law based upon the C-8 
Zone. 

 

 The table below summarizes the differences between the C-8 Zone and proposed CD by-law: 
 

 C-8 Zone CD Zone 

Permitted Land-
Uses 

Retail stores* 
Personal service uses* 
General service uses* 

Beverage container return 
centres* 

Eating establishments* 
Neighbourhood pubs 

Liquor store 
Office uses* 

Automotive service uses* 
Indoor recreational facilities 

Parking facilities 

Retail stores* 
Personal service uses* 
General service uses* 

Beverage container return centres* 
Eating establishments provided the 

total gross floor area of each 
establishment not exceed 150 
square metres (1,615 sq. ft.)* 

Liquor store 
Office uses provided the total gross 

floor area not exceed 854 square 
metres (9,192 sq. ft.)* 



Staff Report to Council 
 

File: 7914-0001-00 

Planning & Development Report 
 

Page 6 

 

 C-8 Zone CD Zone 

Entertainment uses* 
Assembly halls 

Community services 
Childcare centres 

One dwelling unit* 

Indoor recreational facilities 
Community services 

Childcare centres 
One dwelling unit* 

Density (FAR) 0.80 1.41 

Lot Coverage 50% 35.3% 

Principal Building 
Height 

12 metres (40 ft.) 21.15 metres (69 ft.) to top of 
mechanical equipment screening 
and 21.75 metres (71 ft.) to top of 

glass-enclosed staircase 

Setbacks Buildings and structures shall be 
no less than 7.5 metres (25 ft.) 

from all lot lines 

Front yard: 2 m. (7 ft.) 
Rear yard: 7.5 m. (25 ft.) 

Side yard: 0 m. (o ft.) 
 

 
 *With some exclusions and/or limitations 
 

 The permitted land-uses identified within the CD By-law are similar to those allowed under 
the C-8 Zone. However, the total gross floor area for medical offices is limited to 854 square 
metres (9,192 sq. ft.) in order to reduce the number of parking stalls required on-site. In 
addition, the proposed land-uses are restricted to those listed above and eliminates more 
parking intensive uses from the C-8 Zone that require a parking ratio which exceeds 3 stalls 

per 100 square metres (1,076 sq. ft.) of gross floor area or land-uses not beneficial in promoting 

redevelopment or the increased densities required to support Frequent Transit Networks (e.g. 
automotive service uses and parking facilities).  
 

 The proposed density on the subject property is 1.41 FAR (Floor Area Ratio) which is higher 
than the 0.80 FAR permitted in the C-8 Zone. The proposed FAR is considered appropriate 
given the subject property is relatively small and the applicant is providing structured parking 
with roughly half the parking spaces on-site provided as underground parking. In addition, 
the proposed lot coverage is 35% which is less than the allowed 50% lot coverage identified in 
the C-8 Zone. 

 

 The proposed building height is 21.75 metres (71 ft.) for the glass-enclosed staircase and 20.15 

metres (69 ft.) for the remainder of the multi-tenant building which exceeds the maximum 12 

metre (40 ft.) height in the C-8 Zone. The overall height is considered acceptable given the 
subject property is located on 120 Street/ Scott Road and desire to promote increased density 
along arterial roads and Frequent Transit Networks. 

 

 According to the North Delta Area Plan, the west side of 120 Street/Scott Road is designated 
for “Mixed-use” which permits a combination of commercial, office uses as well as multi-
family residential. In addition, the Delta side of 120 Street/Scott Road will permit a maximum 

density of 2.0 FAR and maximum building height of five stories under the recently approved 
North Delta Area Plan. 
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 The front yard setback of 2 metres (7 ft.) is considered appropriate in order to locate the 
building closer to 120 Street thereby providing an attractive streetscape with surface/semi-
underground parking at the rear of the proposed building. The zero lot line on the northern 

boundary is considered acceptable given the site is directly adjacent to existing commercial. In 
addition, the proposed setbacks are similar to other setback relaxations permitted for multi-
storey commercial buildings recently approved elsewhere on Scott Road. 

 

 The applicant is proposing a 19.2 metre (63 ft.) setback for the multi-tenant commercial 
building from the eastern boundary of the subject property which exceeds the 7.5 metre (25 ft.) 

setback identified in the C-8 Zone.  
 
 
PRE-NOTIFICATION 
 
Pre-notification letters were sent out on February 7, 2014 and staff received the following 
responses: 
 

 Two adjacent residential property owners expressed concerns the proposed building height 
and increased density would result in reduced privacy as well as increased traffic. The 
adjacent residential owners would not support a multi-tenant building which exceeds two 
stories or contain windows on the eastern façade.  
 

(City staff noted the property is currently designated "Commercial" in the OCP and presently 
zoned C-8, it is strategically located along an arterial road and Frequent Transit Network 
which supports higher densities. The proposed building is situated closer to 120 Street/Scott 
Road in order to improve the streetscape as well as provide surface parking on the rear lane. 
In addition, the applicant proposes a 19.2 metre (63 ft.) setback for the multi-tenant building 
from the eastern boundary of the subject property which exceeds the 7.5 metre (25 ft.) 
setback prescribed in the C-8 Zone. The proposed development introduces additional 
landscaping along the rear lane in order to reduce the visual impact of the four-storey 
building and surface parking on adjacent properties.  
 
City staff also noted the current C-8 Zone on the site will permit a similar range of land-uses. 
Furthermore, the adjacent residential properties are presently designated "Multiple 
Residential" in the OCP and owners can anticipate future redevelopment into multi-family 
residential projects.) 

 
 
DESIGN PROPOSAL AND REVIEW 
 

 The proposed building is considered attractive, well-designed and provides an appealing 
addition to 120 Street/Scott Road by establishing a higher-standard in terms of the form, 
design and character of future commercial/office buildings within the surrounding 
neighbourhood. The exterior façade will include a glass-enclosed staircase, extensive glazing 

along 120 Street/Scott Road and vertical-oriented solar shades. 
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 The applicant is proposing to locate the multi-storey commercial building closer to Scott 
Road/120 Street thereby providing an attractive streetscape with high-quality materials, 
extensive glazing, wider sidewalks and additional landscaping while surface/semi-
underground parking is provided at the rear of the building with access directly from the 
north-south lane. As the proposed building is located on a sloped site, it will have the 
appearance of a four-storey building from 120 Street. In order to reduce the visual impact of 
the multi-storey building on adjacent property owners, the applicant will provide significant 

landscaping along the rear lane to further screen the proposed building from existing single 
family residents across the lane.  

 

 The proposal was forwarded to the Advisory Design Panel (ADP) for comment on 

March 13, 2014 and deemed generally acceptable in terms of form, design and character. All 
comments and suggestions provided during the ADP meeting have been satisfactorily 
addressed by the applicant (Appendix V). 

 
Driveway Access and On-site Parking 
 

 The proposed multi-tenant building will obtain driveway access from 120 Street/Scott Road 

along the south lot line of the subject property via ramp access that extends east toward the 
surface parking and rear lane. 
 

 The applicant proposes to locate the building over an existing reciprocal access easement 
along 120 Street (BJ352366/BJ352371) which provides vehicle access to 8336/8338 – 120 Street. It 
is noted that this issue has not yet been resolved with the adjacent property owner and may 
require further revisions to the proposal, layout and associated drawings. The applicant is 
required to provide evidence confirming the reciprocal access easement was discharged at 
Land Title Office (LTO) before Council grants Third Reading to the rezoning by-law. 
 

 According to Zoning By-law No. 12000, a total of 88 parking spaces would be required on-site 
based upon a combination of ground-floor retail and upper-storey medical office/general office 

uses. In order to reduce the number of parking spaces required on-site, the total gross floor 
area for medical offices cannot exceed 854 square metres (9,192 sq. ft.) given that medical 
office parking is calculated at a rate of 4 parking spaces per 100 square metres (1,076 sq. ft.) of 
gross floor area which exceeds the parking ratio for general office and retail uses. 

 

 Furthermore, the proposed CD By-law (based upon C-8) excludes certain uses that require 
more parking such as neighbourhood pubs, assembly halls and entertainment uses. 

 

 The Engineering Department is willing to support a maximum twenty percent (20%) 
reduction in on-site parking based on the site’s proximity to existing FTN service and future 
B-line service for 120 Street/Scott Road as identified in the Mayor’s Council Transit Plan. To 

further support the reduction in on-site parking, the applicant is providing bike lockers and 

End-of-Trip (EOT) facilities including showers as well as change rooms on each floor and 
reserving four (4) parking stalls as designated Carpool spaces. As a result, the CD By-law will 
specify a minimum of 70 parking spaces are required. 
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Proposed Signage 
 

 The proposed fascia signage will be limited to one fascia sign per premise, unless a single 
tenant occupies the entire ground-floor (e.g. large format retailer), and will conform to the 
maximum allowable combined sign area per linear foot of premise frontage and not extend 
more than 0.5 metre (16 ft.) from the building façade in keeping with the Sign By-law. The 

fascia signage consists of LED back-lit channel letters and logos mounted on a raceway 
directly above the individual unit entrances along the 120 Street/Scott Road façade. 
 

 No upper-storey fascia signage is proposed. 
 

 The applicant is proposing a non-illuminated identification sign consisting of a solid metal 
sheet with the address “8318” cut-out located directly above the port-cochere along the 
western façade.  

 

 The under-canopy signage is attached to a glass canopy which extends 2 metres (6.6 ft.) from 
the building façade thereby exceeding the 1.8 metre (6 ft.) maximum identified in the Surrey 
Sign By-law. Furthermore, the canopies have a maximum clearance of 3.5 metres (11.5 ft.) 

which exceeds the 3 metre (10 ft.) clearance in the Sign By-law. The proposed canopies are 
considered acceptable to provide suitable weather protection given a widened sidewalk is 
currently proposed along 120 Street. Nevertheless, the proposed under-canopy signage will 
conform to the Surrey Sign By-law in terms of minimum clearance, maximum dimensions and 
minimum separation between the awning and signage. 

 

 The western building façade includes several blade signs which consist of non-illuminated 
double-sided individual coloured letters that, together, spell out "8318 Scott Road". The 
projecting signs are located on the bottom portion of the glass fins used to provide solar 

shading and comply with the copy area, distance between the supporting structure and curb 
line, minimum clearance, location below the roof line as well as distance from the exterior 

façade, as per the Sign By-law. Nonetheless, the applicant requires a variance to allow more 
than one projecting sign per premise for multi-tenant buildings (a total of 13 blade signs are 
currently proposed) as well as vary the total sign area from 3 square metres (32 sq. ft.) to 
11.7 square metres (126 sq. ft.). 

 

 The projecting signage is limited to displaying the building address. No tenant signage is 
permitted. 

 

 No free-standing sign is proposed along 120 Street/Scott Road. 
 

 The proposed variances for fascia signage, under-canopy signage and projecting signage are 
considered reasonable in order to provide advertising exposure for a major ground-floor 

tenant as well as provide an attractive solution that enables vehicles and pedestrians to 
identify the building along Scott Road. As a result, the proposed variances are included within 
a comprehensive sign package (Appendix II). 
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SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site in 
January, 2014. 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 subject property is located within a Frequent Transit 
Area. 

 The proposed development complies with the land-use 
designation identified in the Official Community Plan.  

2.  Density & Diversity  
(B1-B7) 

 The proposed density will comply with the Floor Area Ratio 
(FAR) specified in the CD By-law (based upon the C-8 
Zone).  

3.  Ecology & Stewardship  
(C1-C4) 

 N/A 

4.  Sustainable Transport  
              & Mobility   

(D1-D2) 

 The subject property is conveniently located along an 
arterial road and provides direct pedestrian linkage to public 

transit on 120 Street/Scott Road. 

5.  Accessibility & Safety  
(E1-E3) 

 The proposal will address CPTED concerns by providing 
natural surveillance of 120 Street/Scott Road as well as the 

rear lane with well-lit exteriors, significant glazing, a 
transparent lobby as well as glass-enclosed staircase. In 
addition, the building will feature a security gate that 

separates the private and public office access points as well 
as graffiti resistant material on the building façade.  

6.  Green Certification  
(F1) 

 N/A 

7.  Education & Awareness  
(G1-G4) 

 The proposed buildings will promote greater walkability in 
the surrounding neighbourhood. The applicant further 
proposes to optimize daylighting by providing significant 

glazing that allows natural daylight into office areas and 
internal corridors on level 2 through 4 while a large ratio of 
solid-glass reduces solar gains and exterior solar shading 
fins reduce cooling loads.  
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ADVISORY DESIGN PANEL 
 
The proposed layout and building elevation drawings were referred to the Advisory Design Panel 
(ADP) on March 13, 2014. The applicant has satisfactorily addressed all comments/suggestions 
(Appendix V).  
 
 
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 Sign By-law Variances Tables 
Appendix III. Site Plan, Building Elevation Drawings and Landscape Plans 
Appendix IV. Engineering Summary 
Appendix V. ADP Comments 
Appendix VI. Proposed CD By-law 
 
 
INFORMATION AVAILABLE ON FILE 
 
 Complete Set of Architectural and Landscape Plans prepared by Dialogue and Considered 

Design Inc., respectively, dated July 3, 2014. 
 
 

original signed by Nicholas Lai 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
MRJ/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: James Pernu 

McElhanney Consulting Services Ltd. 
Address: 13450 – 102 Avenue, Unit #2300 
 Surrey, B.C.  V3T 5X3   
Tel: 604-424-4889 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 8318 – 120 Street 
 

(b) Civic Address: 8318 – 120 Street 
 Owner: Earth King Forest Plaza Ltd. 
 PID: 023-270-691 
 Lot 2 Section 30 Township 2 New Westminster District Plan LMP26084 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to rezone the property and, if supported by Council, set a date for 
Public Hearing but withhold Third Reading until the applicant resolves the outstanding 
issues related to the reciprocal access easement registered on title. 
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DEVELOPMENT DATA SHEET 
 

 Proposed Zoning:  CD (Based upon C-8) 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   

 Gross Total N/A N/A 

  Road Widening area N/A N/A 

  Undevelopable area N/A N/A 

 Net Total N/A 2,543 sq. m. 

   

LOT COVERAGE (in % of net lot area)   

 Buildings & Structures N/A N/A 

 Paved & Hard Surfaced Areas N/A N/A 

 Total Site Coverage 50% 35.3% 

   

SETBACKS ( in metres)   

 Front 7.5 m. 2 m. (7 ft.) 

 Rear 7.5 m. 19.2 m. (63 ft.) 

 Side #1 (North) 7.5 m. 0 m. (o ft.) 

 Side #2 (South) 7.5 m. 4.8 m. (16 ft.) to 
architectural feature and 
7.31 m. (24 ft.) to facade 

   

BUILDING HEIGHT (in metres/storeys)   

 Principal 12 m. 21.15 metres (69 ft.) to top 
of mechanical equipment 
and 21.75 metres to top of 
glass-enclosed staircase 

 Accessory N/A N/A 

   

NUMBER OF RESIDENTIAL UNITS 1 dwelling unit N/A 

   

FLOOR AREA:  Residential N/A N/A 

   

NET FLOOR AREA: Commercial   

 Retail N/A 792.7 sq. m. 

             General Office N/A 1,550.5 sq. m. 

 Medical Office N/A 854.4 sq. m. 

  Total N/A 3,197.6 sq. m. 

   

FLOOR AREA:  Industrial N/A N/A 

   

FLOOR AREA:  Institutional N/A N/A 

   

TOTAL BUILDING FLOOR AREA N/A 3,197.6 sq. m. 

 
* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 
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Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY   

 # of units/ha /# units/acre (gross) N/A N/A 

 # of units/ha /# units/acre (net) N/A N/A 

 FAR (gross) N/A N/A 

 FAR (net) 0.80 1.41 

   

AMENITY SPACE (area in square metres)   

 Indoor N/A N/A 

 Outdoor N/A N/A 

   

PARKING (number of stalls)   

 Retail 23 spaces N/A 

   

             Office   

                  Medical Office 34 spaces N/A 

                  General Office 31 spaces N/A 

   

 Industrial  N/A N/A 

   

 Residential N/A N/A 

   

 Institutional N/A N/A 

   

 Total Number of Parking Spaces 88 spaces 70 spaces 

   

 Number of disabled stalls 1 3 

 Number of small cars  17 spaces 8 spaces 

 Tandem Parking Spaces N/A N/A 

 Size of Tandem Parking Spaces N/A N/A 

 
 

Heritage Site NO Tree Survey/Assessment Provided NO 
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    Appendix II 
 
PROPOSED SIGN BY-LAW VARIANCES 
 

# Proposed Variances Sign By-law Requirement 
 

Rationale 
 

1 To permit three (3) fascia signs 
for a single large format retail 
establishment which occupies 
the entire ground-floor (e.g. 

drug store). 

A maximum of one (1) fascia 
sign per premise except that 

two (2) fascia signs are allowed 
per premise provided that both 
fascia signs are not located on 

the same façade [Part 5, Section 
27(2)(a)]. 

The proposed fascia signage 
will provide advertising 

exposure for a single major 
first-floor tenant given the 

absence of a free-standing sign. 

2 To permit three (3) under-
canopy signs for a single large 

format retail establishment 
which occupies the entire 

ground-floor (e.g. drug store). 

A maximum of one (1) under-
canopy sign per premise for 

multi-tenant buildings [Part 5, 
Section 27(4)(a)]. 

The proposed under-canopy 
signage will provide advertising 

exposure for a single major 
first-floor tenant given the 

absence of a free-standing sign. 

3 To permit the under-canopy 
signage to be attached to a 

canopy structure that exceeds 
the maximum length as well as 

clearance specified in the 
Surrey Sign By-law. 

The canopy structure cannot 
exceed a maximum distance of 

1.8 metre (6 ft.) from the 
building façade or 3 metre (10 

ft.) clearance from the sidewalk 
[Part 5, Section 27(4)(a)(i)(a)]. 

The proposed canopies extend 
2 metres (6.6 ft.) from the 

building façade and maintain a 
clearance of 3.5 metres (11.5 ft.). 
The canopies are acceptable in 

order to provide weather 
protection given the widened 

sidewalk proposed on 120 
Street. 

4 To permit a total of thirteen 
(13) projecting signs for a 

multi-tenant building. 

A maximum of one (1) 
projecting sign per premise for 
multi-tenant buildings [Part 5, 

Section 27(4)(a)]. 

The project signage will 
accommodate several blade 

signs that spell out “8318 Scott 
Road”. The proposed signage is 

limited to displaying the 
building address. No tenant 

signage is permitted. The 
signage is considered an 

attractive solution to additional 
fascia or canopy signage and 
assists customers in locating 

the proposed building. 

5 To vary the total sign area for 
projecting signage. 

The maximum sign area for 
projecting signage is 3 square 

metres (32 sq. ft.) [Part 5, 
Section 27(4)(a)(ii)(b)]. 

The projecting signage is varied 
to 11.7 square metres (126 sq. ft.) 

in order to accommodate the 
building address on the blade 

signs and enable passing 
motorists to identify the 

proposed building. 

 



























































 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7914-0001-00 
 

Planning Report Date:  July 7, 2014 

 

PROPOSAL: 

• Rezoning from C-8 to CD (based upon C-8) 
• Development Permit 

in order to permit the development of a four-storey 
multi-tenant commercial/office building. 
 

LOCATION: 8318 – 120 Street 

OWNER: Earth King Forest Plaza Ltd. 

ZONING: C-8 

OCP DESIGNATION: Commercial 

LAP DESIGNATION: Retail Commercial  
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for rezoning. 

 
• Withhold granting of Third Reading until the applicant satisfactorily resolves the 

outstanding issues related to the reciprocal access easement (BJ352366/BJ352371) 
currently registered on title. 
 

• Approval to vary the Sign By-law through a comprehensive sign design package. 
 

• Approval to draft Development Permit. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• None. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with the OCP Designation and LAP designation. 

 
• The proposed rezoning to "Comprehensive Development Zone (CD)" (based upon C-8) is 

considered reasonable given the subject property is relatively small and the applicant is 
providing structured parking with roughly half the parking spaces on-site provided as 
underground parking. In addition, the property is located on an arterial Road (Scott Road/120 
Street) with existing Frequent Transit Network (FTN) service located within close proximity of 
the site which supports higher density. Moreover, the increased density supports future B-
Line service for 120 Street/Scott Road as identified in the Mayor’s Council Transit Plan. 

 
• The proposed multi-tenant commercial building including the comprehensive sign package is 

considered attractive, well-designed and provides an appealing addition to 120 Street/Scott 
Road as well as establishes a high-standard in terms of the form, design and character of 
future commercial buildings located within the surrounding neighbourhood. 
 

• The applicant proposes to locate the building over an existing reciprocal access easement 
along 120 Street (BJ352366/BJ352371) which provides vehicle access to 8336/8338 – 120 Street. 
As a result, resolution of the reciprocal access easement issue is required before Third Reading 
is granted on the rezoning by-law.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to rezone the subject site from "Community Commercial Zone 

(C-8)" (By-law No. 12000) to “Comprehensive Development Zone (CD)" (By-law No. 12000) 
and a date be set for Public Hearing.  

 
2. Council authorize staff to draft Development Permit No. 7914-0001-00, including a 

comprehensive sign design package, generally in accordance with the attached drawings 
(Appendix III). 

 
3. Council instruct staff to ensure the applicant satisfactorily resolves the outstanding issues 

related to the reciprocal access easement (BJ352366/BJ352371) currently registered on title 
prior to granting of Third Reading. 

 
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 road dedication plan to the satisfaction of the Approving Officer; 
 
(c) submission of an acceptable tree survey and a statement regarding tree 

preservation; 
 
(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; and 
 
(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. 

 
 

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

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

Surrey Fire Department: The applicant is required to install and maintain an Amplification 
System that provides uninterrupted communication to the E-Comm 
wide 800 MHZ radio system in compliance with the Public Safety 
E-Comm Radio Building Amplification System By-law (By-law No. 
15740).  
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Fortis B.C.: 
 

No concerns. 
 

Corporation of Delta: 
 

No concerns. 
 

 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant parcel 
 
Adjacent Area: 
 

Direction Existing Use OCP/LAP Designation Existing Zone 
 

North: 
 

Multi-tenant 
commercial building 

Commercial/ 
Retail Commercial 

C-8 

East: 
 

Single Family 
Residential Dwellings 

Multi-family/Multiple 
Residential (Townhouse) 

RA 

South: 
 

Multi-tenant 
commercial building 

Commercial/ 
Highway Commercial 

L.U.C. No. 377 

West (Across 120 Street): 
 

Multi-tenant 
commercial buildings 

Town Centre/Medium Density 
Residential (Scott Road)* 

C1 (Core 
Commercial)* 

 
* Subject property located within the Corporation of Delta. 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 
• The subject property at 8318 – 120 Street is located on the east side of Scott Road between 

82 Avenue and 84 Avenue. The property is designated "Commercial" in the Official 
Community Plan (OCP) and "Retail Commercial" in the Newton Local Area Plan (LAP). The 
site is zoned "Community Commercial Zone (C-8)" and permits a similar range of land-uses 
including retail stores, personal service, general service and offices. 
 

• The property is currently vacant given the previous two-storey building was recently 
destroyed by fire. 

 
• The adjacent properties to the north and south are occupied by single- or two-storey multi-

tenant commercial buildings which provide on-site parking located within the front yard 
setback and retain driveway access from 120 Street. 
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Scott Road Corridor Transportation Planning Study (2001) 
 
• The subject property is located within the Scott Road Corridor Transportation Planning Study 

(2001) which reflects the combined efforts of the City of Surrey and Corporation of Delta to 
provide a long-term strategic vision for redevelopment along 120 Street. The study calls for 
City staff to encourage the redevelopment of under-utilized properties with surface parking 
through incentives that include higher density and reduced on-site parking requirements. In 
addition, the Scott Road Corridor Study promotes additional landscaping, sidewalk widening, 
high-quality building materials, extensive glazing and/or weather protection canopies in order 
to improve the overall appearance of the exterior façade as well as promote attractive 
streetscapes. 

 
• The proposed rezoning to "Comprehensive Development Zone (CD)" (based upon C-8) is 

considered reasonable given the subject property is located along an arterial road (Scott 
Road/120 Street) with existing Frequent Transit Network (FTN) service and future B-line 
service along 120 Street Scott Road, as identified within the Mayor’s Council Transit Plan. The 
subject property could, therefore, support a higher density four-storey commercial building as 
it will encourage other modes of transportation and greater walkability. 

 
Current Proposal 
 
• The applicant proposes to construct a four-storey multi-tenant building with 793 square 

metres (8,536 sq. ft.) of ground-floor retail and 2,405 square metres (25,887 sq. ft.) of upper-
floor office space. In order to reduce the number of parking stalls required on-site, the total 
gross floor area for medical offices cannot exceed 854 square metres (9,192 sq. ft.) while the 
remaining upper-storey floor area will be reserved for general office uses. In contrast, the 
ground-floor will be occupied by a large format retailer in the form of a drug store which 
further supports the medical office use by providing a convenient "one-stop-shop" for medical 
office clientele. 

 
Proposed CD By-law 
 
• The applicant is proposing a Comprehensive Development (CD) by-law based upon the C-8 

Zone. 
 
• The table below summarizes the differences between the C-8 Zone and proposed CD by-law: 
 

 C-8 Zone CD Zone 
Permitted Land-
Uses 

Retail stores* 
Personal service uses* 
General service uses* 

Beverage container return 
centres* 

Eating establishments* 
Neighbourhood pubs 

Liquor store 
Office uses* 

Automotive service uses* 
Indoor recreational facilities 

Parking facilities 

Retail stores* 
Personal service uses* 
General service uses* 

Beverage container return centres* 
Eating establishments provided the 

total gross floor area of each 
establishment not exceed 150 
square metres (1,615 sq. ft.)* 

Liquor store 
Office uses provided the total gross 

floor area not exceed 854 square 
metres (9,192 sq. ft.)* 
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 C-8 Zone CD Zone 
Entertainment uses* 

Assembly halls 
Community services 

Childcare centres 
One dwelling unit* 

Indoor recreational facilities 
Community services 

Childcare centres 
One dwelling unit* 

Density (FAR) 0.80 1.41 
Lot Coverage 50% 35.3% 
Principal Building 
Height 

12 metres (40 ft.) 21.15 metres (69 ft.) to top of 
mechanical equipment screening 
and 21.75 metres (71 ft.) to top of 

glass-enclosed staircase 
Setbacks Buildings and structures shall be 

no less than 7.5 metres (25 ft.) 
from all lot lines 

Front yard: 2 m. (7 ft.) 
Rear yard: 7.5 m. (25 ft.) 

Side yard: 0 m. (o ft.) 
 

 
 *With some exclusions and/or limitations 
 
• The permitted land-uses identified within the CD By-law are similar to those allowed under 

the C-8 Zone. However, the total gross floor area for medical offices is limited to 854 square 
metres (9,192 sq. ft.) in order to reduce the number of parking stalls required on-site. In 
addition, the proposed land-uses are restricted to those listed above and eliminates more 
parking intensive uses from the C-8 Zone that require a parking ratio which exceeds 3 stalls 
per 100 square metres (1,076 sq. ft.) of gross floor area or land-uses not beneficial in promoting 
redevelopment or the increased densities required to support Frequent Transit Networks (e.g. 
automotive service uses and parking facilities).  
 

• The proposed density on the subject property is 1.41 FAR (Floor Area Ratio) which is higher 
than the 0.80 FAR permitted in the C-8 Zone. The proposed FAR is considered appropriate 
given the subject property is relatively small and the applicant is providing structured parking 
with roughly half the parking spaces on-site provided as underground parking. In addition, 
the proposed lot coverage is 35% which is less than the allowed 50% lot coverage identified in 
the C-8 Zone. 

 
• The proposed building height is 21.75 metres (71 ft.) for the glass-enclosed staircase and 20.15 

metres (69 ft.) for the remainder of the multi-tenant building which exceeds the maximum 12 
metre (40 ft.) height in the C-8 Zone. The overall height is considered acceptable given the 
subject property is located on 120 Street/ Scott Road and desire to promote increased density 
along arterial roads and Frequent Transit Networks. 

 
• According to the North Delta Area Plan, the west side of 120 Street/Scott Road is designated 

for “Mixed-use” which permits a combination of commercial, office uses as well as multi-
family residential. In addition, the Delta side of 120 Street/Scott Road will permit a maximum 
density of 2.0 FAR and maximum building height of five stories under the recently approved 
North Delta Area Plan. 
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• The front yard setback of 2 metres (7 ft.) is considered appropriate in order to locate the 

building closer to 120 Street thereby providing an attractive streetscape with surface/semi-
underground parking at the rear of the proposed building. The zero lot line on the northern 
boundary is considered acceptable given the site is directly adjacent to existing commercial. In 
addition, the proposed setbacks are similar to other setback relaxations permitted for multi-
storey commercial buildings recently approved elsewhere on Scott Road. 

 
• The applicant is proposing a 19.2 metre (63 ft.) setback for the multi-tenant commercial 

building from the eastern boundary of the subject property which exceeds the 7.5 metre (25 ft.) 
setback identified in the C-8 Zone.  

 
 
PRE-NOTIFICATION 
 
Pre-notification letters were sent out on February 7, 2014 and staff received the following 
responses: 
 
• Two adjacent residential property owners expressed concerns the proposed building height 

and increased density would result in reduced privacy as well as increased traffic. The 
adjacent residential owners would not support a multi-tenant building which exceeds two 
stories or contain windows on the eastern façade.  
 

(City staff noted the property is currently designated "Commercial" in the OCP and presently 
zoned C-8, it is strategically located along an arterial road and Frequent Transit Network 
which supports higher densities. The proposed building is situated closer to 120 Street/Scott 
Road in order to improve the streetscape as well as provide surface parking on the rear lane. 
In addition, the applicant proposes a 19.2 metre (63 ft.) setback for the multi-tenant building 
from the eastern boundary of the subject property which exceeds the 7.5 metre (25 ft.) 
setback prescribed in the C-8 Zone. The proposed development introduces additional 
landscaping along the rear lane in order to reduce the visual impact of the four-storey 
building and surface parking on adjacent properties.  
 
City staff also noted the current C-8 Zone on the site will permit a similar range of land-uses. 
Furthermore, the adjacent residential properties are presently designated "Multiple 
Residential" in the OCP and owners can anticipate future redevelopment into multi-family 
residential projects.) 

 
 
DESIGN PROPOSAL AND REVIEW 
 
• The proposed building is considered attractive, well-designed and provides an appealing 

addition to 120 Street/Scott Road by establishing a higher-standard in terms of the form, 
design and character of future commercial/office buildings within the surrounding 
neighbourhood. The exterior façade will include a glass-enclosed staircase, extensive glazing 
along 120 Street/Scott Road and vertical-oriented solar shades. 
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• The applicant is proposing to locate the multi-storey commercial building closer to Scott 

Road/120 Street thereby providing an attractive streetscape with high-quality materials, 
extensive glazing, wider sidewalks and additional landscaping while surface/semi-
underground parking is provided at the rear of the building with access directly from the 
north-south lane. As the proposed building is located on a sloped site, it will have the 
appearance of a four-storey building from 120 Street. In order to reduce the visual impact of 
the multi-storey building on adjacent property owners, the applicant will provide significant 
landscaping along the rear lane to further screen the proposed building from existing single 
family residents across the lane.  

 
• The proposal was forwarded to the Advisory Design Panel (ADP) for comment on 

March 13, 2014 and deemed generally acceptable in terms of form, design and character. All 
comments and suggestions provided during the ADP meeting have been satisfactorily 
addressed by the applicant (Appendix V). 

 
Driveway Access and On-site Parking 
 
• The proposed multi-tenant building will obtain driveway access from 120 Street/Scott Road 

along the south lot line of the subject property via ramp access that extends east toward the 
surface parking and rear lane. 
 

• The applicant proposes to locate the building over an existing reciprocal access easement 
along 120 Street (BJ352366/BJ352371) which provides vehicle access to 8336/8338 – 120 Street. It 
is noted that this issue has not yet been resolved with the adjacent property owner and may 
require further revisions to the proposal, layout and associated drawings. The applicant is 
required to provide evidence confirming the reciprocal access easement was discharged at 
Land Title Office (LTO) before Council grants Third Reading to the rezoning by-law. 
 

• According to Zoning By-law No. 12000, a total of 88 parking spaces would be required on-site 
based upon a combination of ground-floor retail and upper-storey medical office/general office 
uses. In order to reduce the number of parking spaces required on-site, the total gross floor 
area for medical offices cannot exceed 854 square metres (9,192 sq. ft.) given that medical 
office parking is calculated at a rate of 4 parking spaces per 100 square metres (1,076 sq. ft.) of 
gross floor area which exceeds the parking ratio for general office and retail uses. 

 
• Furthermore, the proposed CD By-law (based upon C-8) excludes certain uses that require 

more parking such as neighbourhood pubs, assembly halls and entertainment uses. 
 

• The Engineering Department is willing to support a maximum twenty percent (20%) 
reduction in on-site parking based on the site’s proximity to existing FTN service and future 
B-line service for 120 Street/Scott Road as identified in the Mayor’s Council Transit Plan. To 
further support the reduction in on-site parking, the applicant is providing bike lockers and 
End-of-Trip (EOT) facilities including showers as well as change rooms on each floor and 
reserving four (4) parking stalls as designated Carpool spaces. As a result, the CD By-law will 
specify a minimum of 70 parking spaces are required. 
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Proposed Signage 
 
• The proposed fascia signage will be limited to one fascia sign per premise, unless a single 

tenant occupies the entire ground-floor (e.g. large format retailer), and will conform to the 
maximum allowable combined sign area per linear foot of premise frontage and not extend 
more than 0.5 metre (16 ft.) from the building façade in keeping with the Sign By-law. The 
fascia signage consists of LED back-lit channel letters and logos mounted on a raceway 
directly above the individual unit entrances along the 120 Street/Scott Road façade. 
 

• No upper-storey fascia signage is proposed. 
 

• The applicant is proposing a non-illuminated identification sign consisting of a solid metal 
sheet with the address “8318” cut-out located directly above the port-cochere along the 
western façade.  

 
• The under-canopy signage is attached to a glass canopy which extends 2 metres (6.6 ft.) from 

the building façade thereby exceeding the 1.8 metre (6 ft.) maximum identified in the Surrey 
Sign By-law. Furthermore, the canopies have a maximum clearance of 3.5 metres (11.5 ft.) 
which exceeds the 3 metre (10 ft.) clearance in the Sign By-law. The proposed canopies are 
considered acceptable to provide suitable weather protection given a widened sidewalk is 
currently proposed along 120 Street. Nevertheless, the proposed under-canopy signage will 
conform to the Surrey Sign By-law in terms of minimum clearance, maximum dimensions and 
minimum separation between the awning and signage. 

 
• The western building façade includes several blade signs which consist of non-illuminated 

double-sided individual coloured letters that, together, spell out "8318 Scott Road". The 
projecting signs are located on the bottom portion of the glass fins used to provide solar 
shading and comply with the copy area, distance between the supporting structure and curb 
line, minimum clearance, location below the roof line as well as distance from the exterior 
façade, as per the Sign By-law. Nonetheless, the applicant requires a variance to allow more 
than one projecting sign per premise for multi-tenant buildings (a total of 13 blade signs are 
currently proposed) as well as vary the total sign area from 3 square metres (32 sq. ft.) to 
11.7 square metres (126 sq. ft.). 

 
• The projecting signage is limited to displaying the building address. No tenant signage is 

permitted. 
 

• No free-standing sign is proposed along 120 Street/Scott Road. 
 

• The proposed variances for fascia signage, under-canopy signage and projecting signage are 
considered reasonable in order to provide advertising exposure for a major ground-floor 
tenant as well as provide an attractive solution that enables vehicles and pedestrians to 
identify the building along Scott Road. As a result, the proposed variances are included within 
a comprehensive sign package (Appendix II). 
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SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site in 
January, 2014. 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 subject property is located within a Frequent Transit 
Area. 

• The proposed development complies with the land-use 
designation identified in the Official Community Plan.  

2.  Density & Diversity  
(B1-B7) 

• The proposed density will comply with the Floor Area Ratio 
(FAR) specified in the CD By-law (based upon the C-8 
Zone).  

3.  Ecology & Stewardship  
(C1-C4) 

• N/A 

4.  Sustainable Transport  
              & Mobility   

(D1-D2) 

• The subject property is conveniently located along an 
arterial road and provides direct pedestrian linkage to public 
transit on 120 Street/Scott Road. 

5.  Accessibility & Safety  
(E1-E3) 

• The proposal will address CPTED concerns by providing 
natural surveillance of 120 Street/Scott Road as well as the 
rear lane with well-lit exteriors, significant glazing, a 
transparent lobby as well as glass-enclosed staircase. In 
addition, the building will feature a security gate that 
separates the private and public office access points as well 
as graffiti resistant material on the building façade.  

6.  Green Certification  
(F1) 

• N/A 

7.  Education & Awareness  
(G1-G4) 

• The proposed buildings will promote greater walkability in 
the surrounding neighbourhood. The applicant further 
proposes to optimize daylighting by providing significant 
glazing that allows natural daylight into office areas and 
internal corridors on level 2 through 4 while a large ratio of 
solid-glass reduces solar gains and exterior solar shading 
fins reduce cooling loads.  
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ADVISORY DESIGN PANEL 
 
The proposed layout and building elevation drawings were referred to the Advisory Design Panel 
(ADP) on March 13, 2014. The applicant has satisfactorily addressed all comments/suggestions 
(Appendix V).  
 
 
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 Sign By-law Variances Tables 
Appendix III. Site Plan, Building Elevation Drawings and Landscape Plans 
Appendix IV. Engineering Summary 
Appendix V. ADP Comments 
Appendix VI. Proposed CD By-law 
 
 
INFORMATION AVAILABLE ON FILE 
 
• Complete Set of Architectural and Landscape Plans prepared by Dialogue and Considered 

Design Inc., respectively, dated July 3, 2014. 
 
 

original signed by Nicholas Lai 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
MRJ/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: James Pernu 

McElhanney Consulting Services Ltd. 
Address: 13450 – 102 Avenue, Unit #2300 
 Surrey, B.C.  V3T 5X3   
Tel: 604-424-4889 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 8318 – 120 Street 
 

(b) Civic Address: 8318 – 120 Street 
 Owner: Earth King Forest Plaza Ltd. 
 PID: 023-270-691 
 Lot 2 Section 30 Township 2 New Westminster District Plan LMP26084 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to rezone the property and, if supported by Council, set a date for 
Public Hearing but withhold Third Reading until the applicant resolves the outstanding 
issues related to the reciprocal access easement registered on title. 
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DEVELOPMENT DATA SHEET 
 

 Proposed Zoning:  CD (Based upon C-8) 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total N/A N/A 
  Road Widening area N/A N/A 
  Undevelopable area N/A N/A 
 Net Total N/A 2,543 sq. m. 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures N/A N/A 
 Paved & Hard Surfaced Areas N/A N/A 
 Total Site Coverage 50% 35.3% 
   
SETBACKS ( in metres)   
 Front 7.5 m. 2 m. (7 ft.) 
 Rear 7.5 m. 19.2 m. (63 ft.) 
 Side #1 (North) 7.5 m. 0 m. (o ft.) 
 Side #2 (South) 7.5 m. 4.8 m. (16 ft.) to 

architectural feature and 
7.31 m. (24 ft.) to facade 

   
BUILDING HEIGHT (in metres/storeys)   
 Principal 12 m. 21.15 metres (69 ft.) to top 

of mechanical equipment 
and 21.75 metres to top of 
glass-enclosed staircase 

 Accessory N/A N/A 
   
NUMBER OF RESIDENTIAL UNITS 1 dwelling unit N/A 
   
FLOOR AREA:  Residential N/A N/A 
   
NET FLOOR AREA: Commercial   
 Retail N/A 792.7 sq. m. 
             General Office N/A 1,550.5 sq. m. 
 Medical Office N/A 854.4 sq. m. 
  Total N/A 3,197.6 sq. m. 
   
FLOOR AREA:  Industrial N/A N/A 
   
FLOOR AREA:  Institutional N/A N/A 
   
TOTAL BUILDING FLOOR AREA N/A 3,197.6 sq. m. 
 
* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 
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Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross) N/A N/A 
 # of units/ha /# units/acre (net) N/A N/A 
 FAR (gross) N/A N/A 
 FAR (net) 0.80 1.41 
   
AMENITY SPACE (area in square metres)   
 Indoor N/A N/A 
 Outdoor N/A N/A 
   
PARKING (number of stalls)   
 Retail 23 spaces N/A 
   
             Office   
                  Medical Office 34 spaces N/A 
                  General Office 31 spaces N/A 
   
 Industrial  N/A N/A 
   
 Residential N/A N/A 
   
 Institutional N/A N/A 
   
 Total Number of Parking Spaces 88 spaces 70 spaces 
   
 Number of disabled stalls 1 3 
 Number of small cars  17 spaces 8 spaces 
 Tandem Parking Spaces N/A N/A 
 Size of Tandem Parking Spaces N/A N/A 
 
 

Heritage Site NO Tree Survey/Assessment Provided NO 
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    Appendix II 
 
PROPOSED SIGN BY-LAW VARIANCES 
 

# Proposed Variances Sign By-law Requirement 
 

Rationale 
 

1 To permit three (3) fascia signs 
for a single large format retail 
establishment which occupies 
the entire ground-floor (e.g. 

drug store). 

A maximum of one (1) fascia 
sign per premise except that 

two (2) fascia signs are allowed 
per premise provided that both 
fascia signs are not located on 

the same façade [Part 5, Section 
27(2)(a)]. 

The proposed fascia signage 
will provide advertising 

exposure for a single major 
first-floor tenant given the 

absence of a free-standing sign. 

2 To permit three (3) under-
canopy signs for a single large 

format retail establishment 
which occupies the entire 

ground-floor (e.g. drug store). 

A maximum of one (1) under-
canopy sign per premise for 

multi-tenant buildings [Part 5, 
Section 27(4)(a)]. 

The proposed under-canopy 
signage will provide advertising 

exposure for a single major 
first-floor tenant given the 

absence of a free-standing sign. 
3 To permit the under-canopy 

signage to be attached to a 
canopy structure that exceeds 
the maximum length as well as 

clearance specified in the 
Surrey Sign By-law. 

The canopy structure cannot 
exceed a maximum distance of 

1.8 metre (6 ft.) from the 
building façade or 3 metre (10 

ft.) clearance from the sidewalk 
[Part 5, Section 27(4)(a)(i)(a)]. 

The proposed canopies extend 
2 metres (6.6 ft.) from the 

building façade and maintain a 
clearance of 3.5 metres (11.5 ft.). 
The canopies are acceptable in 

order to provide weather 
protection given the widened 

sidewalk proposed on 120 
Street. 

4 To permit a total of thirteen 
(13) projecting signs for a 

multi-tenant building. 

A maximum of one (1) 
projecting sign per premise for 
multi-tenant buildings [Part 5, 

Section 27(4)(a)]. 

The project signage will 
accommodate several blade 

signs that spell out “8318 Scott 
Road”. The proposed signage is 

limited to displaying the 
building address. No tenant 

signage is permitted. The 
signage is considered an 

attractive solution to additional 
fascia or canopy signage and 
assists customers in locating 

the proposed building. 
5 To vary the total sign area for 

projecting signage. 
The maximum sign area for 

projecting signage is 3 square 
metres (32 sq. ft.) [Part 5, 
Section 27(4)(a)(ii)(b)]. 

The projecting signage is varied 
to 11.7 square metres (126 sq. ft.) 

in order to accommodate the 
building address on the blade 

signs and enable passing 
motorists to identify the 

proposed building. 
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Property Informatio n 

...,.., .,.ocriptton 
Lot 2- Sectio n 30- Town~nl:p 2 
N WD P~n LMP 26084 

a vlc Addren 
8318 Scx:ltt: Road 
su,..v~ ec -· TOUISit.t.otw: 

Medical/ Qnic Arel: -.,ocy I ...... _, 

Offtce Nea: 

Total Bl.ilding Area: 

Sit e C()"cj'erit9e 
FAA: 

Tota.l Lot C()"cj'&r it98 

:1.543 oq.m. 

854 sq. m. 
744 sq. m. 
1.,600tQ.m. 

3..602 sq.m. 

1.42 

925 sq. m (36% lotQOVerage) 

CUrNnt zoning 
C-<1 

~rf""" Zonl"9 

...,,.od....,., set~>~d<: o.an 
Proposed Ncrth$etbadc: 5.88m -7.&n 

Ptrmltt41d 61a Stttl.act<: 1.sm 
Proposed East Setbadc: t9.2m 

P.,..tted South Setbadc: O.<m 
Proposed South Setback: o.cm 

P.,..tted West Setbadc: 2.<m 
ProS)Ottd wea Sttl>l<l<: 7. sm 

PrOI)OS-.cl Build ing H•i9ht1 

21. 7S m ITun average bt.ildk'lg he~tt: to top of glass-E!ndosecl .... 
21.15 m rrorn average bt.ildlng he~tt: to top of mec:hankal 
equ.,mtnt screerfng 

Requl:red Parki:n g from Parki:n g Bylaw: 

TOUI Pll'tdng ~uhd: 88 stall 

Pharmacy R.«al: 22 stals 
744 s.q.m. 0 3 p.wtdng IPIC*I Ptr tOO sq.m. 
(cateoO<Y 2) 

M41diC:II Oric: 34 suns 
854 s.q.m. 0 4 pattcJng spaces per tOO sq.m. 

Office: 32SUUs 
1600 tQ.m. 0 2 PWt<t-~o IPiotl per tOO s.q.m. 

P rOPQa-.cl P8rkingl 
70 Pal'tcJngStafts 
22 Partdng Stalls at NtA Place 
Tout: 92 SUII 

Requl:red Bicycle Parki:n g: 
3 bicydt storage spacas 
3.602 s.q.m. 0 0.06 per tOOsQ.m. 

P ropos.cl Bkycl• Pa rking: 
3 biC:ydt st«ao• IPiottloc:at41d en .. "' ltvtl 

Design Rationa le 

Thepropolll!d~at8318 ScoeRoadaatoeat.sw~Mta ~oomi'YIIN'dll 20ne IIC:C<It'dng'> bt ar,c~s..reyotklll Oomft'U'IItyPIIn. The l)t'(lfe<twll,..,..c:e a~ 
bulctnQ btt bu'neddoM't rn • h on Fetlt'l.-y 2 , 2012. The l)t'(lfe<t ~ a. an rncr...e rn ~ ftoora,... rn an *CIIIf'O'\'ed .,... to' bultnM& '* (Oft c1 s..re, OCP). 

Theprojedifa 4 Mft1,..... andolioe projedwil'l~ ~c~ 0...., ~lty ...clwben th~cltheprojedwil~ett. c:Nnc..,ofhatM. OntoftNpmwy 
<IM91c~oiU..pro;.ditb'e~I:M.tilgtlletmcwM~frombt.....-~ofbti:M.M'v-"'n.-.itiM;)f')ti'MI'olf')tp-o;.ct T,_....w.toc...-enew 
modelf«dewlopm...,.tlong Scott Aolldwhete~ ..,.., ~.~it mowdolfh tttrMt and • ....-ofueetwal ~wCMJd aeate a tr'ICife ~ pedMften ~ ........_ 
SUe Conto.t: 

~ 

~ - QQPQ~ ~ 

N- Conm- Conm- C$,CH .... -- ~Ut>le-- RA. co. Rt.t-30 
R- ut~enCOf'm'll!lf'dll - Corrrnerdal Conm- c-8, CHI 

Wett(acx::ro. Conm- Conm- C1,C0203 .... _ 
(~cl!>eb) 

Tht~I:MAtbme~Qfv SoottRoeditQmel~ ~~ ~~~~ oltht~tom SoottRoed. 

Seoe Aorad a. aecmne'dll zone ..tth m~ bultnMu& operatng rn bt .,... na a. • ~ '* tt. de4gn of bt 8318 Seoe Roadl)t'Oject hall~ Adjacent to bt l)t'Oject '> bt ....,. 
................ ofp\"!WWy~t'Miltwlc-~by·~· 

o-.n Chlraollw: 

Theprojec:::tita 4.-:w.y ~ ~thegndtchangMa tuln:w.y betfteen h Scott Aolld Weetenttlirce and h ~ath .at edgeofh tite. onett«eyofpartingitk>cWdbelowGJ8de 
witt aoc:e. .... ,......., tom the Scoe Roed tide and it«ec:ttr ~tom""~. 

TheprojedmMNIQif~lld•ttnev<*.ltnec 

Tht filM vobne it 01"819' f'rcMW18 orto Scot Roed. A.._...,. of.._.. 01"819' CIOfWiint a Qlue><IWIL e.rior 'flltf'ticely orier*'<leollr.,_,.. niigette W..t.n N' ~. rt41cirv-.. ~ 
-"' opknk inll}daywq. BycOti'CJirinethtvefbleollr "*'"Miththt~adchetolf')t ~thtf191dtc...-.a tltronll}'filwlkllntittb' f')t ~ 

Theacondvob'ne c:c>t*ilna thevetdeal dret.Wonclthebulctng aid a. •.,.......:Saaa verteal....,entttthe N~eomercltt. bl.6tng. Thhe...-.a v .... nwtc• tw bt etW'Inc:e '> bt 
~tomhparti'lgttvel. 'T'I'Wv<*.lrnefMUMQidrlob'<II!YWD'Ioto~-...ciMh,a•OWOMdtotheeltwtol,andachlrooe~ptrlir'llldconcnteexllftot. 

ThttrirdvobnefaoM...ttowlrdtU.. a.n.w.y-"'del.,.._, f')ta4ecent....,.,.. ~~· mcn.........,~rwc ....... prMNon.lthetamcr. ~f191dt~ 3benbof 
horiz:Oftaltpzftgwitl.,...,~~~•.ht..,....,.thePf'OG'*"''W''a6crecP-..,.....olthezor.behhl. 

Mcmtnllionolthe~C8nq)yattheNOith-Endclthe~O/Itt~apol1ioncltheG'M.W.~·~torhprojectfNen~U..itnopartmgpt'O'IidedattheScoe 
Roadttvet. Tl'jflollil ...--. ••v-....m.., b'vel'jc:je ace .. '> h projedfl:lmScOIRc:.d. ,....,... lollil be.._.t.dirtoa U"'ifiedlhltegyin ~~the~ofh ptojld 
in ordet to ntitnizt v-.... <*AIM. 

hdesalan Aooesltillty 
Thept'(lfect ~pedMttln acoM&tna f'IU'Ytlerclw¥: acCM& '> btbulclng aaba'ier.,.,...aiOng SeoeRoad..tu\aeCM& '>boehat11Jade,..l andotloe lObby. ~ tandlc:lpe 
dMagn alOng the Seoe Rc:.d tof'lttOe ... enrtctl flit pedMttln ·~ ~ bt th'Mt A ,...S ""*-'*1 and btertor~ eonnecta bt ...,_ tkM parti'lg .... tMU\ Scoct Aorad. 

Vahiofa and hrtetlg 

There it~ pn;Mcled lilt tht a.n.w.y .-,.of"-pro;.ct ~ c:hct ~ ... WI f')t a.n.w.y -"'b'f an .. .nor f'IITJ)from SoottRoed. There .. 68provicltd ~ epaot$ on .._ ThMe a,. 
dirlidtdbywe betfteenh olioe Cl0f'l'1)0f*'ltand at11J8deretal. There are 811102'2 8dci6onalpartmg~pt'O'Iided (CI'I fde)atMAAac:.f«a ~ totalol90~ 

Thepro;ectifw~tdby~~villthe~hnlitnMrt-Oft(;onSco«:RotiCI . 

Landsoape Ccnoept 
• T o...n:h ._ Soott Roed ~ .:peritnot 
-TomiigMt betfteenh ~kMII parting kit Rl h ~rMidentiel~ 
-To mWo* P<*f'ldll overtook to the Ea• from flit l)t'(lfeet 

CTPS.O atrMegy (C lfn Pnrven lion) 
AI .._ o1 .. -.nor ol ~ -"'W a,. well it~ epecilll ahn6on P'icli) f')t ~ f191dt eAon8 Soott Roed -"'tht paMlg tot. 

There it a etet.riy gee ~in "- SJirUlg tot bet!Neen ofice '* and~ acOMtitlle ofice a'"" T~ toi:Jt¥ entnlnot toofice pcrion of"- ptqtct incrMeM vilitlility. Gralili 
R ______ _.. ....... _. 

au..-..-lty,..,. .. 
0~---- ...... p<oject ...... ...-: On bt V.. ta.;;ade. lhtertorvertealyC>Itented .-rthadng h reci.loe ~ klrad on bulclnO. andopctntz:e dltylgNtngf«otlea '*· On the....,. ta.;;ade. well etz.S..tndowa..,., Mlftjl 

dltylgJ!t and •woe rate> cl ~ reciJoM sow Olin- Oladng at flit end clfllt ClOt1'tctot'a at bt oftoe Ieveil (2..f) ..,._lgJ!t .,_, bt c:ontdot'a. 

EncCM'lllgMW~-"'in'JirovMW~off')t~ 

DINbled Aooes.t 
AeCM& '>thebl*ing aabanier.,.,... ~SeoeAorad tMH\aeceea tobcltt\IIII-O"ade ,... and oftoe kltlby. For bt ClftoM. a decle:lted e6eWttoreonnecta theparb& , ..-.etkltlby erwaneaat Scoct 
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MATERIALS LEGEND 

METAL PANEL · OOlOUR: FED 
3 PAINTEDOCltf.:::FETE ·~:wtllE 

4 PAINT'ED CONCAETE • COLOl.R: DAR< GRAY 
6 PAINT'EDCOHCAETE · COLOl.R: U3HTGAAY 
6 METAL PNEL • COLOUR: U3HT GAEV 
7 C1ASS SP~El-COLOUR 1 

8 G.ASS SP~B. • COLOUR2 
9 FRilTED GlASS LOlNRE 
10 a..E.AF1 GLASS GUAACFI_.,L 
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12 UEOIAHICAL LOUVERS 
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MATERIALS LEGEND 

\4StOH PAN B. 
METAL PANEL· OOlOUR: FED 

3 PAINTED c:otCAETE • COLOl.R: WillE 
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MATERIALS LEGEND 

"S«::NPAHB. 
METAL PANEL · OOlOUR: FED 

3 PAJNTED CONCFETE • COLOlA: WillE 
PAJNTED CONCFETE • COLOlA: DAfl( GRAY 
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!Appendix lVI 

ltSURREY 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 02., 2.014 PROJECT FILE: 7814-0001-00 

RE: Engineering Requirements (Commercial/Industrial) 
Location: 8318 12.0 Street 

REZONE 

Property and Right-of Way Requirements 
• Dedicate 3.500 metre on Scott Road for a 34.000 m arterial road; and 
• Provide o.soo metres on-site SROW along Scott Road. 

Works and Services 
• Construct landscaped centre median along 120 Street; 
• Construct site frontage to the ultimate arterial standard, funded by the applicant as 

consideration for the parking DVP; 
• Construct barrier curb and gutter along the east property line for landscaped island; 
• Construct storm sewer main and the service connections; 
• Register restrictive covenants for water quality/sediment control facility, on-site 

detention, and for carpool spaces with bike lockers; 
• Register reciprocal access easement to protect the future redevelopment access to 

8292/8298- uo Street, and modify existing reciprocal access easement document, if 
applicable; and 
• Submit letter acknowledging that the building is proposed over an existing reciprocal 

access easement and that issue needs to be resolved by the applicant. 

A Servicing Agreement is required prior to Rezone. 

DEVELOPMENT PERMIT /DEVELOPMENT VARIANCE PERMIT 

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

Remi Dube, P.Eng. 
Development Services Manager 

HB 

NOTE: Detailed Land Development Engineering Review available on file 



Appendix V 

llSLiRREY Advisory Design Panel 
Minutes 

City Hall 
13450 - 104 Avenue 
Surrey, B.C. 
T HURSDAY, MARCH 13, 2014 

Time: 4:00 m 

Present : Absent: Staff Present: 

Chair - L. Mickelson Cpl. M. Searle M. Rondeau, Acting City Architect, 
Planning & Development 

Panel Members: 
N. Baldwin 
T. Bunting 
G. McGarva 
T. Wolf 
C. Taylor 
K. Newbert 
G. Wylie 
E. Mashig 

Guests: 
Gerry Olma, Avondale Development Corporation 
Peter Lovick, PJ Lovick Architect Ltd. 
Mary Chan-Yip, PMG Landscape Architects 
Michael Cheung, Dialog 
Julien Pattison, Considered Design Inc. 
James Pernu, McElhanney Consulting 
Martin Bruckner, IBI/HB Architects 
Peter Fanchiang, IBI/HB AI·chitects 
Mark Van der Zalm, Vander Zalm and Associates 
Rob Elliott, Bosa Properties 
Hermann Nuessler, Bosa Properties 
David Basche, Bosa Properties 
Jason Burtwistle, Recollective 
Eesmyar Santos-Brault, Recollective 
Bert Everett, Cherington Intercare Inc. 
Bob Isaac-Renton, Isaac-Renton AI·chitect Inc. 
Pat Campbell, PMG Landscape Architects 

H. Bello, Senior Planner - Planning & 
Development 

H. Dmytriw, Legislative Services 

B. NEW SUBMISSIONS 

2. 

C:\users\mj2\desktop\adp.docx 

m CYJ/02/'4 09:52AM 

s=JsPM 
File No.: 
New or Resubmit: 
Descrip tion: 

Address: 
Developer: 
Architect: 
Landscape Architect: 
Planner: 
Urban Design Planner: 

7914-0001-00 
New 
Proposed Rez and DP for a fou r-storey 
commercial/ office building (3,594 sq. m./38,685 sq. ft. ) 
with ground-floor retail/office space, upper-floor 
medical office and surface/ undergroun d parking as well 
as a DVP for minimum setbacks and building h eight. 
8318 Scott Road (120 Street) 
Jam es Pernu , McElh anney Consulting 
Michael Ch eu ng, Dialog 
Julien Pattison, Considered Design Inc. 
Misty Jorgensen 
Hernan Bello 

Page1 



Advisory D esign Panel- Minutes March 13, zo14 

C:\users\mj2\desktop\adp.docx 

m CYJ/02/'4 09:52AM 

The Urban Design Planner presented an overview of the proposed project and 
highlighted that this is a new building. 
• Staff generally support the proposal and worked with the applicants to improve 

the landscaping in the rear parking area. 
• The proposal requires a variance to height and is generally a storey higher than 

others on Scott Road. Staff support this variance given the building is massed 
along Scott Road and minimizes impact on residential to the east. 

• There are issues with the signage on the building. The signage on the vertical flns 
is not supported. The freestanding sign is also an issue. 

The Project Architect presented an overview of the site plan, building plans, 
elevations, cross sections, and streetscapes and highlighted the following: 

• The building is 4 storey with parking in underground, accessible from the ramp 
down to the lane. 

• The project will feature retail at grade and offlce above. 
• The site is sloped; the grade changes one full storey between Scott Road and the 

east edge of the site at the laneway. 
• Want project to create more accent to elevation on Scott Road and a good example 

of a street wall. 
• The pedestrian canopy on the north end extends over a portion of the drive aisle 

and is a visual marker. 

The Landscape Architect reviewed the landscape plans and highlighted the 
following: 
• The front of the building will provide spaces suitable for sitting. W ill have 

alternating scored concrete with granite. 
• The lane side will be planted and maximizes storm water usage on site and will 

flow to the city storm sewers to Bear Creek 
• Plantings will be alternating flower, ground planting, decor grasses, and trees. 

ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
Prop osed Rez and D P for a fou r-storey commercial/offlce building (3,594 sq. 
m. /38,685 sq. ft.) with ground-floor retail/ offlce space, upper-floor medical offlce and 
surface/ u ndergrou nd parking as well as a DVP for minimum setbacks and building 
heigh t. 
8318 Scott Road (120 Street) 
File No. 7914-0001-oo 

It was Moved by T. Bunting 
Seconded by N. Baldwin 
That the Advisory Design Panel (ADP) 

recommends that the applicant address the following recommendations and 
revise and resubmit to the Planning staff. 

Carried 

STATEMENT OF REVIEW COMMENTS 

Page2 



Advisory D esign Panel- Minutes March 13, zo14 

C:\users\mj2\desktop\adp.docx 

m CYJ/02/'4 09:52AM 

Site 
• Site orientation is appropriate and the layout is clear. 

Build ing Form an d Character 
• Good urban experience; sets precedent for future development on Scott Road and 

creates a street wall. A wonderful project. 

• Nice building with generally a high level of architecture. Like the simplicity of the 
architectural parti. 

• No issue with height as it is massed to Scott Road and away from residential. 
• Good application of material relative to building form. 
• Careful consideration should be given to colour treatment of the fa<;ade (orange 

flashing?). Colour of building a nice punch of orange but consider what the 
orange colour will look like in 10 years. 

• South end of building will be a fire wall on the property line. Therefore, a 
fundamental rethink is needed for the street wall and zero lot line party wall (i.e. 
glazing won't work). 

• More detailing and fine grain should be applied to th e east parking fa<;ade facing 
the residential neighbourhood. The white concrete would be unremittingly harsh. 
Perhaps the spandrels could be given a friendlier outlook from th e residential, if 
not a wood counterpart, at least a colour tone composition on this side. Or the top 
floor could be setback 

• Signage -
o Need blade signs for pedestrian flow. 
o A comprehensive signage package should be developed. 
o Signage on west elevation geared towards pedestrians is good (covered 

sidewalk and weather protection is good). 
o Elim inate the pylon sign. The street address is fine. 

• Need to ensu re mechanical units are adequately screened. 
• Loading bay is needed. 

Landscaping 
• Buffer between residential and parking lot is effective and good for stormwater. 
• More landscape and trees in parking at the rear. 
• Consider ways to collect/infiltrate storm water off roof and parking lot into 

planters. 
• More trees to permanent location, at front of building, to accommodate road 

widening. 

Accessibility 
• Washroom should be with the core/ elevator for flexibility for th ose downsizing in 

the future. 

Su stainability 
• Consider a sustainable goal such as LEED certification or equivalency to work 

towards. 
• Design rationale should be flushed out further and consider the mechanical 

systems (east/west orientation suggests heat pumps or VRF or similar to take 
advantage of built-in diversity and ability to run around heat and cooling energy) 
and storm water management. 

• Mechanical u nits on the roof have to be developed. 

Page3 



Advisory Design Panel- Minutes 

F. ADJOURNMENT 

The Advisory Design Panel meeting adjourned at 7:50 PM 

Jane Sullivan, City Clerk 

c \users\ mj2\desktop\adp.docx 
m <YJ/02/14 og:sz AM 

Chairperson, Leroy Mickelson 
Advisory Design Panel 

March 13, zo14 
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Appendix VI 
CITY OF SURREY 

BYlAW NO. 

A by-law to amend Surrey Zoning By-law, 1993, No. 12000, as amended 

THE CITY COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 

1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant 

to the provisions of Section 903 of the Local Government Act, R.S.B. C. 1996 c. 323, as 

amended by changing the classification of the following parcels of land, presently shown 

upon the maps designated as the Zoning Maps and marked as Schedule "A" of Surrey 

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

FROM: COMMUNITY COMMERCIAL ZONE (C-8) 

TO: COMPREHENSIVE DEVELOPMENT ZONE (CD) 

Parcel Identifier: 023-270-691 
Lot 2 Section 30 Township 2 New Westminster District Plan LMP26o84 

8318 - 120 Street 

(hereinafter referred to as the "Lands") 

2. The following regulations shall apply to the Lands: 

A. Intent 

This Comprehensive Development Zone is intended to accommodate and regulate 
the development of retail community shopping centres servicing a community of 
several neighbourhoods. 

B. Permitted Uses 

The Lands and structures shall be used for the following uses only, or for a 
combination of such uses: 

1. Retail stores excluding the following: 

(a) adult entertainment stores; and 
(b) secondhand stores and pawnshops. 

- 1-



2. Personal service uses excluding body rub parlours. 

3· General service uses excluding funeral parlours and drive-through banks. 

4· Beverage container return centres provided that: 

(a) the use is confined to an enclosed building or a part of an enclosed 
building; and 

(b) the beverage container return centre does not exceed a gross floor 
area of 418 square metres [4,500 sq. ft.]. 

5· Eating establishments excluding drive-through restaurants provided that 
the total gross floor area of each eating establishment shall not exceed 
150 square metres [1,615 sq. ft.]. 

6. Liquor store. 

7- Office uses: 

(a) provided that the total gross floor area of medical offices shall not 
exceed 854 square metres [9,192 sq. ft.]; and 

(b) excluding social escort services and methadone clinics. 

8. Indoor recreational facilities. 

9· Community services. 

10. Child care centres. 

u. One dwelling unit per lot provided that the dwelling unit is: 

(a) Contained within the principal building; and 

(b) Occupied by the owner or the owner's employee, for the protection 
of the businesses permitted on the lot. 

C. LotArea 

Not applicable to this Zone. 

D. Dens ity 

The floor area ratio shall not exceed 1.41. 

E. Lot Coverage 

The lot coverage shall not exceed 40%. 

- 2 -



F. Yards and Setbacks 

Buildings and structures shall be sited in accordance with the following minimum 
setbacks: 

Setback Front 
Yard 

Use 

Principal and Accessory 
Buildings and Structures 

2.om. 
[7ft.] 

Rear 
Yard 

7.5m. 
[25ft.] 

Side 
Yard 

o.om. 
[ 0 ft.] 

Measurements to be determined as per Part 1 Definitions of Surrey Zoning By-law, 1993, 
No. uooo, as amended. 

G. Height of Buildings 

Measurements to be determined as per Part 1 Definitions of Surrey Zoning By-law, 
1993, No. 12000, as amended. 

1. Principal buildings: 
ft. ]. 

The building height shall not exceed 21.75 metres [71 

2. Accessory buildings and structures: The building height shall not exceed 
4·5 metres [15ft.]. 

H. Off-Street Parking 

1. Refer to Table C.2 of Part 5 Off-Street Parking and Loading/ Unloading of 
Surrey Zoning By-law, 1993, No. 12000, as amended. 

2. Notwithstanding section H.1. of this Zone, a minimum of 70 parking spaces 
is required. 

3· No parking shall be permitted within the front yard setback. 

4· Tandem parking may be permitted for company fleet vehicles. 

I. Landscaping 

1. All developed portions of the lot not covered by buildings, structures or 
paved areas shall be landscaped including the retention of mature trees. 
This landscaping shall be maintained. 

2 . Along the developed sides of the lot which abut a highway, a continuous 
landscaping strip of not less than 1.5 metres [5 ft.] in width shall be 
provided within the lot. 



3· The boulevard areas of highways abutting a lot shall be seeded or sodded 
with grass on the side of the highway abutting the lot, except at driveways. 

4· A 1.5 metre [s ft.] high landscape strip at least 1.5 metres [s ft. ] wide and/or 
a solid decorative fence at least 1.5 metres high shall be provided along the 
rear lot line. 

5· Loading areas, garbage containers and passive recycling containers shall be 
screened from any adjacent residential lot, to a height of at least 2.5 metres 
[8ft.] by buildings, a landscaping screen, a solid decorative fence , or a 
combination thereof. 

6. Open display or storage shall be completely screened to a height of at least 
2.5 metres [8ft.] by buildings and/or solid decorative fence and/or 
substantial landscaping strips of not less than 1.5 metres [s ft.] in width. No 
display or storage of material shall be piled up to a height of 2.5 metres [8 
ft.] within 5 metres [ 16 ft.] of the said screens and in no case shall th ese 
materials be piled up to a height of more than 3·5 metres [n .s ft.]. 

J. Special Regulations 

1. Garbage containers and passive recycling containers shall not be located 
within the rear yard setback. 

2. The outdoor storage or display of goods, materials or supplies is specifically 
prohibited, notwithstanding any other provision in this Zone. 

3· Child care centres shall be located on the lot such that these centres have 
direct access to an open space and play area within the lot. 

4· Land and structures shall be used for the uses permitted in this Zone only 
if such uses do not emit noise in excess of 6o dB( A) measured at any point 
on any boundary of the lot on which the use is located. 

K. Subdivisio n 

Lots created through subdivision in this Zone shall conform to the following 
minimum standards: 

Lot Size 

2,ooo sq. m. 
[o.s acre] 

Lot Width 

so metres 
[164ft.] 

Lot Depth 

40 metres 
[131ft.] 

Dimensions shall be measured in accordance with Section E.21 of Part 4 General 
Provisions of Surrey Zoning By-law, 1993, No. 12000, as amended. 



L. Other Regulations 

In addition to all statutes, bylaws, orders, regulations or agreements, the following 
are applicable, however, in the event that there is a conflict with the provisions in 
this Comprehensive Development Zone and other provisions in Surrey Zoning By­
law, 1993, No. 12ooo, as amended, the provisions in this Comprehensive 
Development Zone shall take precedence: 

1. Definitions are as set out in Part 1 Definitions of Surrey Zoning By-law, 
1993, No. 12ooo, as amended. 

2. Prior to any use, the Lands must be serviced as set out in Part 2 Uses 
Limited, of Surrey Zoning By-law, 1993, No. 12000, as amended and in 
accordance with the servicing requirements for the C-8 Zone as set forth in 
the Surrey Subdivision and Development By-law, 1986, No. 8830, as 
amended. 

3· General provisions are as set out in Part 4 General Provisions of Surrey 
Zoning By-law, 1993, No. 12000, as amended. 

4· Additional off-street parking requirements are as set out in Part 5 
Off-Street Parking and Loading/ Unloading of Surrey Zoning By-law, 1993, 
No. 12000, as amended. 

5· Sign regulations are as set out in Surrey Sign By-law, 1999, No. 13656, as 
amended. 

6. Special building setbacks are as set out in Part 7 Special Building Setbacks, 
of Surrey Zoning By-law, 1993, No. 12000, as amended. 

7- Building permits shall be subject to the Surrey Building Bylaw, 2012, No. 
17850, as amended. 

8. Building permits shall be subject to Surrey Development Cost Charge 
By-law, 2014, No. 18148, as may be amended or replaced from time to time, 
and the development cost charges shall be based on the C-8 Zone. 

9· Tree regulations are set out in Surrey Tree Protection By-law, 2006, No. 
16100, as amended. 

10. Development permits may be required in accordance with the Surrey 
Official Community Plan, 1996, By-law No. 12900, as amended. 

u. Provincial licensing of child care centres is regulated by the Community 
Care and Assisted Living Act R.S.B.C. 2002. c. 75, as amended, and the 
Regulations pursuant thereto including without limitation B.C. Reg 
319/89/ 213. 
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3· This By-law shall be cited for all purposes as "Surrey Zoning Bylaw, 1993, No. 12000, 

Amendment By-law, , No. 

PASSED FIRST READING on the th day of '20 . 

PASSED SECOND READING on the th day of ' 20 

PUBLIC HEARING HELD thereon on the th day of '20 . 

PASSED THIRD READING on the th day of ' 20 . 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the th day of , 20 . 

\ \Jile-saven \net-data\csdc\generate\areaprod\save\loso>']23"40.doc 
M 7/3/14 2:36PM 
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MAYOR 

CLERK 
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