
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7914-0199-00 
 

Planning Report Date:  October 20, 2014 

 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 

in order to permit the development of a 8,580 m2 
(92,350 ft2) light-industrial warehouse. 
 

LOCATION: 3288 - 189 Street 
3250 - 189 Street 

OWNER: 1001238 B.C. Ltd. 
Mercana Art Decor Inc. 
Mercana Enterprises Ltd. 

ZONING: CD (By-law Nos. 17146 & 17934) 

OCP DESIGNATION: Industrial 

LAP DESIGNATION: Business Park 
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RECOMMENDATION SUMMARY 
 
• Approval to draft Development Permit. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• A Development Variance Permit is required to vary Section 5 Parking and Loading/Unloading 

of the Zoning Bylaw to allow 4.7 metre- (15.4 foot-) wide drive aisles. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with the Official Community Plan (OCP) and the Campbell Heights Business Park 

Local Area Plan (LAP). 
 
• The proposed development is consistent with the design guidelines outlined in the Campbell 

Heights Local Area Plan and the general development permit approved for Campbell Heights 
North. 

 
• The proposed aisle width is supported because the site layout is designed to function as a one-

way loop around the building, providing adequate vehicle circulation. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7914-0199-00 generally in 

accordance with the attached drawings (Appendix II). 
 
2. Council approve Development Variance Permit No. 7914-0199-00 (Appendix IV) varying 

the following, to proceed to Public Notification: 
 

(a) to reduce the minimum width of a vehicle maneuvering aisle from 7.5 m (25 ft) to 
4.7 m (15.4 ft).  

 
3. Council instruct staff to resolve the following issues prior to approval: 
 

(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) consolidation of the two subject properties; 
 
(c) submission of a landscaping plan and landscaping cost estimate to the 

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

Development Department. 
 

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

outlined in Appendix III. 
 

Surrey Fire Department: The Fire Department has no concerns with the proposed 
development. 
 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Undeveloped industrial land 
 
Adjacent Area: 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

North: 
 

Undeveloped lot under 
application for DP and DVP in 
process (no. 7914-0098-00) 

Industrial in the OCP.  
Business Park in the 
Campbell Heights LAP. 

CD (By-Law Nos. 
17146/17934) 
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Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

East: 
 

Undeveloped land, with one lot 
under application for DP (No. 
7914-0205-00) 

Industrial in the OCP.  
Business Park in the 
Campbell Heights LAP. 

CD (By-Law Nos. 
17146/17934) 

South and West: 
 

Undeveloped industrial land. Industrial in the OCP.  
Business Park in the 
Campbell Heights LAP. 

CD (By-Law Nos. 
17146/17934) 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Context 
 
• The subject site consists of two properties and is 1.6 ha (3.9 acres) in size.  It is located in the 

Campbell Heights North area, which has recently been rezoned and subdivided.  These 
properties, located in Phase Two of the Campbell Heights North Business Park, were created 
under subdivision application no. 7912-0160-00 in August 2013. 
 

• The site and surrounding properties are currently vacant, with little or no vegetation. 
 

• On the property to the north, a Development Permit and Development Variance Permit 
application is currently in process, for a pipe manufacturing and warehouse facility 
(No. 7914-0098-00). 

 
• On one of the properties to the east, a Development Permit application is in process, for a 

grocery import and distribution warehouse (no. 7914-0205-00). 
 

Proposal 
 

• The subject site will be occupied by Mercana Art Décor, a company that imports, designs, and 
wholesales home furnishings and accessories.  Mercana has been located near King George 
Boulevard and 78 Avenue since 1991.  The company plans to consolidate their business from 
this location and three other locations into the facility in Campbell Heights. 
 

• The application is for an 8,579 m2 (92 347 ft2) industrial building with a 7,307 m2 (78,654 ft2) 
footprint and 1,272 m2 (13,692 ft2) of second-floor office space.  The building will be divided 
into two units, with the larger unit (roughly ¾ of the building) being used by Mercana.  The 
expectation is that the business will expand to occupy the whole building in the future. 

 
• The building will be 9.8 m (32.2 ft) tall. 

 
• The application is currently on two separate properties, which the applicant proposes to 

consolidate through the Land Titles Office.  Consolidation must be finalized before the 
Development Permit can be approved. 

 
• The application includes a proposal to vary the minimum width of a vehicle maneuvering 

aisle from 7.5 m (25 ft) to 4.7 m (15.4 ft).  The site is designed to function as a one-way loop for 
automobiles and trucks that need to access the rear of the building.  The Zoning By-law 
requirement for a 7.5 m drive-aisle is based on an assumption that the aisle will be used for 
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two-way traffic.  Because the one-way circulation pattern is clearly designed on this site, the 
variance can be supported. 

 
PRE-NOTIFICATION 
 
• The proposal was referred to the Little Campbell Watershed Society (LCWS) for review and 

comment.  The LCWS has no concerns with regards to the health of the Little Campbell 
watershed or the Little Campbell River. 

 
 
DESIGN PROPOSAL AND REVIEW 
 
Parking, Access, and Circulation 
 
• Two vehicle accesses are proposed on 189 Street, adjacent to both the south and the north 

property lines.  When entering the site, automobiles will be able to access a double-row of 
parking at the front of the building via a two-way drive-aisle (see Appendix II).   
 

• Truck traffic, and automobiles accessing the parking at the sides and rear of the building, will 
use the one-way maneuvering aisle to the south of the building.  All loading bays are located 
at the rear of the building and will be accessed this way. 

 
• Trucks that are exiting the loading bays and leaving the site, as well as cars leaving the side 

and rear parking areas, will exit using the drive-aisle on the north side of the building.  This 
one-way design supports the applicant’s proposal to vary the width of the north and south 
maneuvering aisles because two-way traffic is not anticipated. 

 
• A minimum of 86 parking spaces is required and the applicant proposes 89 spaces.  61 full-

time employees and some additional part-time staff are anticipated at this location. 
 

• Pedestrian pathways are proposed in two locations to connect the building entrances to the 
City sidewalk. 

 
Building Design 

 
• The proposed building will cover 46% of the site and will have an FAR of 0.54. 

 
• The proposed building and site plan are consistent with the design guidelines outlined in the 

Campbell Heights LAP and the Campbell Heights North Design Guidelines document. 
 

• The building is proposed to be tilt-up concrete, painted in several shades of grey ("Inkwell," 
"Mink," and "Passive") with accents of “New London Burgundy”.  The front (west) façade 
features extensive grey-tinted glazing in clear anodized aluminum frames. 

 
• Four painted steel trellises are proposed on the west façade.  They are designed to 

accommodate a climbing vine to create a "green wall."  The type of vine to be planted has not 
yet been finalized. 
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TREES 
 
• An arborist report was not required because there are currently no trees and very little 

vegetation at all on the property. 
 

Landscaping 
 
• The landscaping plan has not yet been finalized but is generally acceptable.  Some minor 

revisions are still required. 
 

• The proposed landscaping must reflect the registered restrictive covenant for landscaping and 
storm-water management along the front (west) property line.  The restrictive covenant 
requires installation of a bio-swale and associated rain garden with planted trees, shrubs, and 
groundcover.  In this regard, the applicant proposes a 3 m- (9.8 ft-) wide rain garden along the 
189 Street frontage. 

 
• 29 trees, including maple, hornbeam, beech, ash, and cedar, are proposed to be planted within 

the landscaped areas.  Most are within the front yard setback. 
 

• The front yard landscaping incorporates two pedestrian connections between the building 
and the sidewalk on 189 Street. 

 
• Two garbage and recycling enclosures are located at the rear of the property and are screened 

from view. 
 
 

ADVISORY DESIGN PANEL 
 
• A referral to the Advisory Design Panel (ADP) was not required. 

 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
May 27, 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 proposal is consistent with the Campbell Heights Local Area 
Plan. 
 

2.  Density & Diversity  
(B1-B7) 

• The maximum allowable FAR is 1.0.  The proposed FAR is 0.54. 
 

3.  Ecology & 
Stewardship  

(C1-C4) 

• The proposal incorporates absorbent soils, bio-swales, trellised green 
walls, sediment control devices and perforated piping. 

• 30 trees are proposed to be planted. 
• There are currently no ecologically sensitive areas on the property. 
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4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

• The applicant proposes to include bike racks. 
• On-site pedestrian pathways connect to City sidewalks. 

5.  Accessibility & 
Safety  

(E1-E3) 

• Site and building design incorporate CPTED principles through the 
use of lighting, glazing, and appropriate landscaping. 

6.  Green Certification  
(F1) 

• n/a 

7.  Education & 
Awareness  

(G1-G4) 

• The end-user has been involved in the building and site design. 
• The facility will be constructed to current ASHRAE standards for 

skylighting, glazing and envelope insulation. 
 
 
BY-LAW VARIANCE AND JUSTIFICATION 
 
(a) Requested Variance: 
 

• Vary the minimum width of the north and south vehicle maneuvering aisles from 
7.5 m (25 ft) to 4.7 m (15.4 ft).  

 
Applicant's Reasons: 

 
• These two drive-aisles are designed to accommodate one-way traffic only.  The 7.5 m 

standard for drive-aisles is acceptable for two-way traffic but unnecessarily wide for 
one-way traffic only. 

 
Staff Comments: 

 
• Because the site is designed to function well as a one-way loop for vehicles that need 

to access the rear of the building, staff support the proposed variance. 
 

• The Engineering Department has reviewed the proposal and has no objections to the 
proposed reduction in drive-aisle width. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Project Data Sheets 
Appendix II. Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix III. Engineering Summary 
Appendix IV. Development Variance Permit No. 7914-0199-00 
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INFORMATION AVAILABLE ON FILE 
 
• Complete Set of Architectural and Landscape Plans prepared by CTA Design Group and 

Jonathan Losee Ltd., respectively, dated October 10, 2014 and October 15, 2014. 
 
 

original signed by Nicholas Lai 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
MJ/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: John Kristianson 

CTA Design Group, Architecture and Engineering 
Address: #101, 925 - West 8th Avenue 
 Vancouver, BC  V5Z 1E4 
   
Tel: 604-736-2554 - Work 
 604-736-2554 - Fax 

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 3288 - 189 Street 
3250 - 189 Street 

 
(b) Civic Address: 3288 - 189 Street 
 Owner: 1001238 B.C. Ltd. 
  Director Information: 
  Amin Rawji 
 
  No Officer Information Filed 
 
  Mercana Art Decor Inc. 
  Mercana Enterprises Ltd. 
 PID: 029-167-043 
 Lot 5 Section 28 Township 7 New Westminster District Plan EPP31532 
 
(c) Civic Address: 3250 - 189 Street 
 Owner: 1001238 B.C. Ltd. 
  Director Information: 
  Amin Rawji 
 
  No Officer Information Filed 
 
  Mercana Art Decor Inc. 
  Mercana Enterprises Ltd. 
 PID: 029-167-060 
 Lot 7 Section 28 Township 7 New Westminster District Plan EPP31532 
 

 
3. Summary of Actions for City Clerk's Office 

 
(a) Proceed with Public Notification for Development Variance Permit No. 7914-0199-00 and 

bring the Development Variance Permit forward for an indication of support by Council.  
If supported, the Development Variance Permit will be brought forward for issuance and 
execution by the Mayor and City Clerk in conjunction with the final approval of the 
associated Development Permit.  
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DEVELOPMENT DATA SHEET 
 

 Existing Zoning:  CD (17146 & 17934) 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total  15,825 
  Road Widening area   
  Undevelopable area   
 Net Total  15,825 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures 60 46 
 Paved & Hard Surfaced Areas  45 
 Total Site Coverage  91 
   
SETBACKS ( in metres)   
 Front 16.0 21.3 
 Rear 7.5 29.1 
 North Side 7.5 9.8 
 South Side  0.0 9.8 
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 14.0 9.75 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total  n/a 
   
FLOOR AREA:  Residential  n/a 
   
FLOOR AREA: Commercial   
 Retail   
 Office   
  Total  n/a 
   
FLOOR AREA:  Industrial  8,579 
   
FLOOR AREA:  Institutional  n/a 
   
TOTAL BUILDING FLOOR AREA  8,579 
* 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)   
 # of units/ha /# units/acre (net)   
 FAR (gross)  0.54 
 FAR (net)  0.54 
   
AMENITY SPACE (area in square metres)   
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Commercial   
 Industrial  86 89 
   
 Residential Bachelor + 1 Bedroom   
   2-Bed   
   3-Bed   
 Residential Visitors   
   
 Institutional   
   
 Total Number of Parking Spaces 86 89 
   
 Number of disabled stalls 1 4 
 Number of small cars  22 22 
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided NO 
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ktSliRREY INTER-OFFICE MEMO 
~ the Future lives here. 

TO: 

FROM: 

DATE: 

Manager, Area Planning & Development 
- South Surrey Division 
Planning and Development Departmen t 

Development Services Manager, Engineering Department 

October 10, 2014 PROJECT FILE: 

RE: Engineering Requirements (Comm ercial/Industrial) 
Location: 3250/3288 - 189 Street 

DEVELOPMENT PERMIT 

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

BUILDING PERMIT 

APPENDIX III 

The following issues are to be addressed as a condition of issuance of the Building Permit: 

• Completion and acceptance (placed on maintenance) of Surrey Project 78u-o16o-oo. 
• Remove redundant service connections pursuant to consolidation. 
• Evaluate services (e.g. driveways, water connections, sanitary sewer connections, storm 

water drainage) provided to the site by 7812-016o-oo and address through the BP process. 

DEVELOPMENT VARIANCE PERMIT 

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

~ 
Remi Dube, P.Eng. 
Development Services Manager 

LR 



CITY OF SURREY APPENDIX IV 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.: 7914-0199-oo 

Issued To: 1001238 B.C. LTD. 

Address of Owner: 1525 - Cliveden Avenue, Unit 201 
Delta, BC V3M 6L2 

Issued To: MERCANA ENTERPRISES LTD. 
MERCANA ART DECOR 

Address of Owner: 13478- 78 Avenue, Unit 16 
Surrey, BC V3 W 8J6 

(collectively referred to as "the Owner") 

1. This development variance permit is issued subject to compliance by the Owner with all 
statutes, by-laws, orders, regulations or agreements, except as specifically varied by this 
development variance permit. 

2. This development variance permit applies to that real property including land with or 
without improvements located within the City of Surrey, with the legal description and 
civic address as follows: 

3· (a) 

Parcel Identifier: 029-167-043 
Lot 5 Section 28 Township 7 New Westminster District Plan EPP31532 

Parcel Identifier: 029-167-o6o 
Lot 7 Section 28 Township 7 New Westminster District Plan EPP31532 

(the "Land") 

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

Parcel Identifier: 



-2-

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

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

(a) In Part 5 Parking and Loading/ Unloading Section D Sub-section 3(b), the 
minimum width for a maneuvering aisle is varied &om 7·5 metres [25ft.] to 
4·7 metres [15.4 ft.] for the drive-aisles on the north and south sides of the 
proposed building. 

5· The siting of buildings and structures shall be in accordance with the site plan, as shown 
in Schedule A, which is attached hereto and forms part of this Development Variance 
Permit. 

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

7- This development variance permit shall lapse if the Owner does not substantially start any 
construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued. 

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

9· This development variance permit is not a building permit. 

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE DAY OF 
ISSUED THIS DAY 0 F , 20 . 

Mayor - Dianne L. Watts 

\\file-saven\net-clata\csdc\generate\areaprod\save\25717943048.doc 
M w/14/14 3=52 PM 

City Clerk - Jane Sullivan 

' 20 . 
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