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RECOMMENDATION SUMMARY
e Approval to draft Development Permit for Form and Character, and Sensitive Ecosystems.

e Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The applicant proposes reductions to the west yard building setback (from 7.5 metres to
5.5 metres) and parking requirements (from 14 spaces to 12 spaces).

RATIONALE OF RECOMMENDATION

e The proposal complies with the Industrial designation in the Metro Vancouver Regional
Growth Strategy (RGS) and OCP.

e The proposed density and building form are appropriate for this part of Bridgeview.

e The proposal complies with the Development Permit requirements in the OCP for Sensitive
Ecosystems (Streamside Areas).

e The proposal complies with the Development Permit requirements in the OCP for Form and
Character.

e The proposed parking reduction has merit based on the business operations of the forest
product storage use. The west yard building setback reduction will have minimal impact on
the streetscape given the narrowness of the building and will contribute to the more intense
and efficient use of industrial land.

e The applicant has worked with staff to design a building extension that matches the existing
red and white colour scheme of the existing building. As the extension is occurring within the
interior of this site, the addition will only be partially visible from South Fraser Perimeter
Road.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council authorize staff to draft Development Permit No. 7921-0173-00 generally in
accordance with the attached drawings (Appendix I) and finalized Ecosystem

Development Plan and Geotechnical Report.

2. Council approve Development Variance Permit No. 7921-0173-00 (Appendix III) varying
the following, to proceed to Public Notification:

(@) to reduce the minimum front yard setback of the IL Zone from 7.5 metres to 5.5
metres to the principal building face; and

(b) to reduce the required parking from 14 spaces to 12 spaces.
3. Council instruct staff to resolve the following issues prior to final approval:
(@) 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) resolution of all urban design issues to the satisfaction of the Planning and
Development Department;

(c) submission of a finalized landscaping plan and landscaping cost estimate to the
specifications and satisfaction of the Planning and Development Department;

(d) submission of a finalized tree survey and a statement regarding tree preservation
to the satisfaction of the City Landscape Architect;

(e) submission of a finalized Ecosystem Development Plan and Impact Mitigation
Plan to the satisfaction of City staff;

() submission of a finalized Geotechnical Report to the satisfaction of City staff;

(g) demolition of existing buildings and structures to the satisfaction of the Planning
and Development Department;

(h) removal of unauthorized structures, and submission of bonding to ensure removal
of the eastern portion of the existing building currently within the 9-metre-wide
drainage right-of-way for Bolivar Creek; and

(1) registration of a Section 219 Restrictive Covenant to restrict habitable floor area
below the Flood Construction Level (FCL) and to inform current and future
owners that the subject property is located within a floodplain area and that any
buildings or structures constructed upon the lot may be damaged by flooding or
erosion.
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SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation | Existing Zone
Subject Site Keystone Forest Industrial IL
Products storage
facility.
North (Across South Fraser CN Intermodal Industrial IL
Perimeter Road): Rail Yards
West (Across 132A Street cul-de- | Second Keystone Industrial IL
sac): Forest Products
storage facility.
South: Industrial building. | Industrial IL
East (Across Bolivar Creek): Multi-unit Industrial IL
industrial park.

Context & Background

The subject site is located at the northern extent of the cul-de-sac at 11578/98 - 132A Street in
Bridgeview. The site is approximately 3,122 square metres in area and is operated together
with the property on the west side of the cul-de-sac at 11573/85 — 132A Street. The applicant
has plans to construct a new office building on the western property which will require some
minor changes to the subject site in the future, and will be subject to a separate application.

A portion of the site on the north side was expropriated for the construction of the South
Fraser Perimeter Road in approximately 2012 which has placed some constraints on the site.

The subject site is flat and is within the Fraser River floodplain.

Bolivar Creek (Class A, red-coded watercourse) is located to the east of the subject site.

DEVELOPMENT PROPOSAL

Planning Considerations

The applicant is proposing to construct a 328-square metre addition to an existing forest
product storage facility on the site.

The proposal requires a Development Permit for Form and Character and Sensitive
Ecosystems.

A Development Variance Permit is required to relax off-street parking from 14 to 12 stalls, and
to reduce the front yard setback from 7.5 metres to 5.5 metres.
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Referrals
Engineering: The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix II.

Ministry of Transportation ~ No concerns.
& Infrastructure (MOTI):

Surrey Fire Department: No concerns.
Transportation Considerations

e The proposed addition will not impact the existing driveway access from the 132A Street cul-
de-sac and still allows for the existing business to use the internal drive aisle located to the
north of the cul-de-sac.

Natural Area Considerations

e An existing concrete dyke was installed by the City of Surrey to the east of the property in
approximately 2008.

e An existing drainage right-of-way (ROW) is registered parallel to the top-of-bank of Bolivar
Creek and approximately 9-metres within the subject property. The ROW contains a 3-metre
wide gravel road for maintenance and access of Bolivar Creek.

e An 8o-square metre triangular portion of the existing storage building is required to be
removed from the ROW area. The applicant will be required to bond for the removal of this
portion of building to ensure that is removed during the construction phase of the project.

e The proposed Flood Construction Level (FCL) is approximately 3-metres, which is below the
5-metre minimum FCL for this location. As the building has no habitable space, no Hazard
Lands (Flood Prone) Development Permit is required.

e Asa condition of final adoption, the applicant will be required to register a Section 219
Restrictive Covenant to restrict habitable floor area below the FCL, to inform current and
future owners that the subject property is located within a floodplain area and that any
buildings or structures constructed upon the lot may be damaged by flooding or erosion. No
mechanical room or washrooms are proposed in the extension.

Sustainability Considerations

e The applicant has met all of the typical sustainable development criteria, as indicated in the
Sustainable Development Checklist.
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POLICY & BY-LAW CONSIDERATIONS

Regional Growth Strategy

e The proposal complies with the Industrial Designation of the Regional Growth Strategy.

Official Community Plan

Land Use Designation

e Proposed expansion of the forest products storage business complies with the Industrial

Designation in the OCP.

Zoning By-law

e The table below provides an analysis of the development proposal in relation to the
requirements of the Zoning By-law, including the "Light Impact Industrial Zone (IL)",
streamside setbacks and parking requirements.

Permitted and/or

IL Zone (Part 48) Rl Proposed
Floor Area Ratio: 1.00 0.45
Lot Coverage: 60% 45%
Yards and Setbacks
North: 7.5 metres 0.3 metres
East: 7.5 metres 10 metres
South: 7.5 metres/0.0 metres 1.0 metre
West: 7.5 metres 5.5 metres *
Height of Buildings
Principal buildings: 18 metres 6.4 metres
Accessory buildings: 6 metres n/a
Streamside (Part 7A) Required Proposed
Streamside Setbacks
Class A (red-coded) Channelized
Stream: 25 metres 25 metres
Parking (Part 5) Required Proposed
Number of Stalls
Industrial: 14 12* DVP required
Tandem: Fleet vehicles. 2

*Variance requested

Parking and Front Setback Variances

e The applicant is requesting the following variances:

o Toreduce the number of required parking spaces from 14 to 12; and
o To reduce the front (west) yard setback of the IL zone from 7.5 metres to 5.5 metres.
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e The existing business is a wholesale lumber business and has approximately 5 or 6 employees
on site at any time. Customers are primarily arriving in large trucks picking up pre-arranged
orders.

e The proposed front yard variance will have minimal impact on the streetscape as the building
is narrow. The variance also allows for more intensive and efficient use of industrial land.

e Staff support the requested variances to proceed for consideration.

PUBLIC ENGAGEMENT

e The Development Proposal Sign was installed on October 27, 2022. Staff received no
responses.

DEVELOPMENT PERMITS
Sensitive Ecosystems (Streamside Areas) Development Permit Requirement

e The subject property falls within the Sensitive Ecosystems Development Permit Area (SEDP)
for Streamside Areas in the OCP, given the location of an existing Class A (red-coded)
watercourse which flows adjacent the eastern property line. The SEDP (Streamside Areas) is
required to protect aquatic and terrestrial ecosystems associated with streams from the
impacts of development.

e Inaccordance with Part 7A Streamside Protection setbacks of the Zoning By-law, a Class A
(red-coded) channelized watercourse requires a minimum streamside setback of 25 metres, as
measured from the top of bank. The proposed setback for all new construction complies with
the requirements outlined in the Zoning By-law. The applicant will be required to remove an
approximate 17 square metre portion of the existing storage building from within the
established 9-metre-wide drainage right-of-way on the eastern portion of the site.

e The riparian area is delineated with an existing dyke and is currently protected by a Right-of-
Way against the property to ensure safeguarding and maintenance of the Protection Area in
perpetuity, in compliance with the OCP.

e An Ecosystem Development Plan, prepared by, Mike Carter R.P. Bio., of Keystone
Environmental and dated February 10, 2020, was reviewed by staff and found to be generally
acceptable, with some modifications to content and format of the report still required. The
finalized report and recommendations will be incorporated into the Development Permit.

Form and Character Development Permit Requirement

e The proposed development is subject to a Development Permit for Form and Character

e The proposed development generally complies with the Form and Character Development
Permit guidelines in the OCP.
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e The applicant has worked with staff to design a building extension that matches the existing
red and white colour scheme of the existing building. As the extension is occurring within the
interior of this site, the addition will only be partially visible from South Fraser Perimeter
Road.

e The proposed building is located within the interior of the site and will include 4 large over-
head doors and a large archway opening on the north elevation of the building.

Landscaping

e Existing landscaping will be maintained along the northwestern portion of the site.

e The applicant proposes to plant a landscaping strip along the southwest portion of the site to
screen two tandem parking spaces from the cul-de-sac. The area will be planted with shrubs,
and three existing undersized hedge cedars will be maintained to the south of the tandem
parking spaces.

Outstanding Items

e There are a limited number of Urban Design items that remain outstanding, and which do not
affect the overall character or quality of the project. These generally include some minor
changes to the colour scheme.

e The applicant has been provided a detailed list identifying these requirements and has agreed

to resolve these prior to Final Approval of the Development Permit, should the application be
supported by Council.

TREES
e No trees are proposed to be removed as part of the development.
e The applicant is proposing to plant 185 Shrubs (Ice Dance Sedge, Purple Coneflower and Otto

Luyken) within the proposed landscaping strip as noted in the Landscaping section above.
The applicant is also proposing to retain the existing hedge along the southern property line.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Survey Plan, Site Plan, Building Elevations, Landscape Plans and Perspective
Appendix II. Engineering Summary
Appendix III. Development Variance Permit No. 7921-0173-00

approved by Ron Gill

Ron Gill

Acting General Manager
Planning and Development

JKS/cm
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Appendix Il

.ISCLTJYI?IFREY INTER-OFFICE MEMO

S
& the future lives here.

TO: Manager, Area Planning & Development
- North Surrey Division
Planning and Development Department

FROM: Development Services Manager, Engineering Department
DATE: February 3, 2022 PROJECT FILE: 7821-0173-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 11598 132A Street

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

e Register a Restrictive Covenant (RC) on title for water quality/sediment control chamber if
none already exists.

¢ Installed backflow preventer for water service connection as required.

e Abandon existing connections over 30 years old and install adequately sized service
connection. CCTV any connection to remain to confirm adequacy to City standards.

A Servicing Agreement is not required. An Administrative Processing Fee may be required to
administer the required legal documents as applicable.

DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT

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

Jeff Pang, P.Eng.
Development Services Manager

AY



Appendix 1l
CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7921-0173-00

Issued To:
(the "Owner")
Address of Owner:
L 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:

Parcel Identifier: 028-868-994
Lot 2 Section 10 Block 5 North Range 2 West New Westminster District Plan BCP50979

11598 - 132A Street

(the "Land")

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

(@) In Section F of Part 48 Light Impact Industrial Zone (IL), the minimum front
(west) yard setback is reduced from 7.5 metres to 5.5 metres to the principal
building face; and

(b) In Table D.1 of Part 5 Parking, the minimum number of parking spaces is reduced
from 14 spaces to 12 spaces.

4. This development variance permit applies to only the that portion of the buildings and
structures on the Land shown on Schedule A which is attached hereto and forms part of
this development variance permit. This development variance permit does not apply to
additions to, or replacement of, any of the existing buildings shown on attached Schedule
A, which is attached hereto and forms part of this development variance permit.




-2-
5. The Land shall be developed strictly in accordance with the terms and conditions and

provisions of this development variance permit.

6. 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.

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

8. This development variance permit is not a building permit.

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

Mayor - Doug McCallum

City Clerk - Jennifer Ficocelli
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