
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7922-0098-00 
 

Planning Report Date:  October 3, 2022 

PROPOSAL: 

• Development Permit 

• Development Variance Permit 

to permit the development of a 7,000 square metre 
single tenant industrial building.  

LOCATION: 12900 - 87 Avenue 

ZONING: IL  

OCP DESIGNATION: Industrial  
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RECOMMENDATION SUMMARY 
 

• Approval to draft Development Permit for Form and Character. 
 

• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing to reduce the rear yard setback requirements of the “Light Impact Industrial Zone 
(IL).”. 

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the Industrial designation in the Official Community Plan (OCP). 
 

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

 

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

 

• The proposed building achieves an attractive architectural built form, which utilizes high 
quality, natural materials, and contemporary lines. The tilt-up concrete building will include 
extensive glazing along the northwest corner of the front façade facing 87 Avenue and will 
include a number of sustainability features. Substantial landscaping including a 7.2 metre 
wide landscape buffer will be planted along the 87 Avenue frontage. 

 

• The proposed facia sign has been comprehensively designed to be integrated with the design 
of the building and provides a comprehensive look for the development. 

 

• The proposed sign is high quality and is of an appropriate size and scale for the development. 
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RECOMMENDATION 
 
1. Council authorize staff to draft Development Permit No.7922-0098-00 generally in 

accordance with the attached drawings (Appendix I). 
 
2. Council approve Development Variance Permit No. 7922-0098-00 (Appendix IV) varying 

the following, to proceed to Public Notification: 
 

(a) to reduce the minimum rear yard (south) setback of the IL Zone from 7.5 metres to 
4.5 metres to the principal building face. 

 
3. Council instruct staff to resolve the following issues prior to final 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) 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; and 
 
(d) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect. 
 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP Designation Existing Zone 
 

Subject Site Industrial Industrial IL 

North (Across 87 Avenue): 
 

Single family 
residential  

Urban RF-SS 

East: 
 

Industrial Industrial IL 

South: 
 

Truck parking Industrial IL 

West: Industrial  Industrial IL 

 
Context & Background  
 

• The subject site is approximately 12,332 square metres in size and is located on the south side 
of 87 Avenue, east of 128 Street. The site is designated "Industrial" in the Official Community 
Plan (OCP) and zoned “Light Impact Industrial Zone (IL).” 
 

• Two existing industrial buildings are located on the subject site and operated by a single 
tenant.  
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant proposes a Development Permit to allow construction of a 7,000 square metre 
single-tenant light industrial warehouse building with ancillary office space. The proposed 
design of the building is intended to accommodate the current operator of the existing 
buildings on the subject site.   

 

 Proposed 

Lot Area 

Gross Site Area: 12,332 square metres 
Road Dedication: N/A 
Net Site Area: 12,332 square metres 

Number of Lots: 1 

Building Height: 13.1 metres 

Floor Area Ratio (FAR): 0.57 

Floor Area 

Industrial: 5797 square metres 
Office: 1,203 square metres 
Total: 7,000 square metres 

 
Referrals 
 
Engineering: The Engineering Department has no objection to the project 

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

Parks, Recreation & 
Culture: 
 

Parks accepts the removal of city tree C3 as recommended in the 
project arborist report dated September 22, 2022. Parks requires a 
tree compensation of 2:1 to be included in Trees and Landscaping's 
standard Tree Cutting Permits, with associated permit fees and 
replacement tree rates collected into the Green City Program. 
 
The closest active park is Inouye Park located  
630 metres away and the closest natural area is Greenbelt 41A 
located 600 metres away.  
  

Surrey Fire Department: The Fire department has no objection to the project. 
 

Advisory Design Panel: The application was not referred to the ADP but was reviewed by 
staff and found satisfactory. 
 

Transportation Considerations 
 

• The applicant is required to register a 0.5 wide statutory right of way (SRW) at the property 
line along 87 Avenue and construct the south side of 87 Avenue.  
 

• The applicant has demonstrated the proposal meets minimum parking requirements.  
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• Translink Bus route no. 393 is the closest transit option to the subject site with service to City 
Centre and Newton Town Centre. Two accessible bus stops are located approximately 
270 metres to the west of the subject site along 128 Street.  

 
Sustainability Considerations 
 

• The applicant has met the majority of the typical sustainable development criteria, as 
indicated in the Sustainable Development Checklist.  
 

• The applicant is proposing a roof with a Solar Reflective Index (SRI) value of at least 75.0 or 
higher, consisting of high albedo value finish material. This is an improvement upon typical 
roofing materials and will help to reduce the heat island effect in accordance with the 
objectives of Climate Adaptation Strategy. 
 

• The purpose of a high-albedo roof is to reduce the internal building temperatures by 
reflecting the sun and to contribute to a lower overall heat island effect, which is an increase 
in the overall temperature of a developed area. 

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The proposal complies with the “Industrial” land use designation in the Metro Vancouver 
Regional Growth Strategy (RGS).  

 
Official Community Plan 
 
Land Use Designation 
 

• The proposal complies with the “Industrial” land use designation in the Official Community 
Plan (OCP).  

 
Zoning By-law   
 

• 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)" and 
parking requirements.  
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IL Zone (Part 48) 
Permitted and/or 
Required  

Proposed 

Floor Area Ratio: 1.0 0.57 

Lot Coverage: 60% 50% 

Yards and Setbacks 

Front (North): 7.5 metres 26.1 metres 

Side (East): 7.5 metres or 0.0 metres 0.0 metres 

Side (West): 7.5 metres or 0.0 metres 21.6 metres 

Rear (South): 7.5 metres 4.5 metres* 

Height of Buildings 

Principal buildings: 18.0 metres 13.1 metres 

Parking (Part 5) Required  Proposed 

Number of Stalls 

Industrial: 58 58 
Office: 30 30 
Total: 88 88 
Accessible: 2 2 

*Development Variance Permit (DVP) proposed.  

 
Setback Variances 
 

• The applicant is requesting the following variance: 
 

o To reduce the minimum rear yard (south) setback of the IL Zone from 7.5 metres to 
4.5 metres to the principal building face.  

 

• The applicant has proposed a reduced rear yard (south) setback to facilitate an efficient 
building design while accommodating additional landscape buffering and tree retention along 
87 Avenue to improve the streetscape. 
 

• The proposed reduced rear yard (south) setback to 4.5 metres is adjacent to an undeveloped 
site that is being utilized for truck parking. The 4.5 metre setback accommodates a landscape 
area between the building face and the rear property line. The reduced setback will have 
minimal impact on the adjacent properties and users.  
 

• Staff support the requested variances to proceed for consideration. 
 
Sign By-law 
 

• The applicant proposes one (1) upper storey fascia sign representing the future tenant’s 
business logo.  
 

• Signage above the first storey is permitted by the Sign Bylaw, but it is to be allocated to the 
user who occupies the greatest amount of floor area above the first storey and must be 
comprised of induvial channel letters. The proposed fascia sign complies with the Sign By-law.  

 

• All proposed signage will require a separate Sign Permit and to comply with the provisions of 
the Sign By-law.  
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PUBLIC ENGAGEMENT 
 
• A Development Proposal Sign was installed on July 22, 2022. Staff have not received any 

responses from neighbouring residents. 
 
 

DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 

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

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP. 

 
Building Design 

 

• The proposed building will have a site coverage of 50% and an FAR of 0.57. 
 

• The proposed building and site plan are consistent with the Form and Character DP1 
Guidelines outlined in the Official Community Plan (OCP).  

 

• The building is proposed to be tilt-up concrete, painted pale grey and white with red accent 
colours, particularly emphasized on the north building façade fronting 87 Avenue. Extensive 
glazing will be used along the front northwest façade of the building facing 87 Street and 
wrapping around a portion of the west façade. 
 

• The office areas will be located on all three floors, at the front northwest corner of the 
building, facing 87 Avenue and wrapping around a portion of the west façade.  
 

Signage 
 

• The proposed signage consists of one (1) upper storey fascia sign representing the future 
tenant’s business logo that is an appropriate scale to the size of the building fronting 
87 Avenue.  
 

 
Landscaping 
 

• The proposed landscaping consists of a 7.2 metre wide landscape buffer on 87 Avenue that 
includes 14 replacement trees proposed between the norther parking lot in front of the 
building and 87 Avenue.   
 

• The proposed landscaping consists of a variety of trees including Skyrocket Oak, Red 
Flowering Dogwood, October Glory Maple, Bowhall Red Maple, Pacific Dogwood, Western 
Hemlock, and Western Red Cedar trees. The tree plantings are complimented by a variety of 
shrubs and groundcover. 
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Outstanding Items 
 

• 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. 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 
 

• Corey Plester, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist 
Assessment for the subject property. The table below provides a summary of the tree 
retention and removal by tree species: 
 

Table 1: Summary of Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 

Alder/Cottonwood 6 6 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Magnolia 1 1 0 
Walnut, English 2 2 0 
Maple, Japanese 1 1 0 

Coniferous Trees 

Deodar Cedar 1 1 0 

Dead Trees 1 1 0 

Total (excluding Alder and 
Cottonwood Trees)  

6 6 0 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

42 

Total Retained and Replacement Trees 42 

Contribution to the Green City Program  N/A 

 

• The Arborist Assessment states that there are a total of twelve (12) mature trees on the site 
and shared trees within boulevards, excluding Alder and Cottonwood trees. Six (6) existing 
trees, approximately 50% of the total trees on the site, are Alder and Cottonwood trees.  It was 
determined that no trees can be retained as part of this development proposal. The proposed 
tree retention was assessed taking into consideration the location of services, building 
footprints, road dedication and proposed lot grading.  
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• For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other 
trees. This will require a total of seventeen (17) replacement trees on the site. The applicant is 
proposing 42 replacement trees, exceeding City requirements.  

 

• The new trees on the site will consist of a variety of trees including Skyrocket Oak, Red 
Flowering Dogwood, October Glory Maple, Bowhall Red Maple, Pacific Dogwood, Western 
Hemlock, and Western Red Cedar trees.  

 

• In summary, a total of 42 trees are proposed to be retained or replaced on the site. 
 

• Additional tree retention opportunities will be explored by the applicant and City staff related 
to the required to retain the more prominent trees currently proposed for removal adjacent to 
87 Avenue. Additional tree retention may impact tree replacement figures.  

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. Summary of Tree Survey and Tree Preservation 
Appendix IV. Development Variance Permit No. 7922-0098-00 
 
 
    approved by Shawn Low 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
WS/cm
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CLIENT

DAN HARDI
M.A. Stewart & Sons Ltd.

Email: dan@mastewart.com

PROJECT MANAGER

 JEFF KNOBLAUCH
RAM Construction Inc.
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Email: jeff@ramconst.com

ARBORIST

Corey Plester
Mike Fadum and Associates Ltd.
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SURVEYOR

Mike Bernemann
Terra Pacific
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GEOTECHNICAL

John Carter
GeoWest Engineering Ltd.
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Email: info@geowestengineering.com

LANDSCAPE
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C.Kavolians & Associates Inc.
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Email: kavolina@shaw.ca

CIVIL

Tommy Buchmann
CENTRAS Engineering Ltd

Office: 604 782 6927
Email: tommy@centras.ca
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PARKING

REQUIRED FOR
INDUSTRY, LIGHT IMPACT
1 space per 100 m2 of G.F.A          5,797.13 / 100 * 1.0 = 57.97

OFFICE USE
2.5 space per 100 m2 of G.F.A          1,203.43 / 100 * 2.5 = 30.08

TOTAL REQUIRED                              88 (88.05)

STANDARD PROVIDED                        70
SMALL PROVIDED                                   18
(A maximum of 35% of required parking spaces)
TOTAL PROVIDED                                    88

ACCESSIBLE  PARKING

REQUIRED If proposed more than 12 spaces 2% are required 
accessible 2% * 88 = 1.76
(50% of accessible parking spaces must be provided as 
van-accessible parking spaces)

PROVIDED           2

ELECTRIC VEHICLE CHARGING INFRASTRUCTURE

PROVIDED                                                    2

SITE DATA

CIVIC ADDRESS
12900 87 AVENUE SURREY BC

LEGAL DESCRIPTION 

Topographic Survey Plan Of Lot 2
Except: Part Dedicated Road On Plan LMP28843
Section 29 Township 2
New Westminster District Plan LMP28842

ZONING

LIGHT IMPACT INDUSTRIAL ZONE PART 48

SITE AREA                                 132,747.41 SF (12,332.63 SM)

BUILDING FOOTPRINT

PROPOSED BUILDING        66,845.67 SF  (6,210.17 SM)

GROSS FLOOR AREA

LEVEL 1       66,845.67 SF   (6,210.17 SM)
WAREHOUSE         62,399.84 SF   (5,797.13 SM)
OFFICE         4,445.83 SF     ( 413.03 SM)

LEVEL 2 (OFFICE)         6,305.39 SF      (585.79 SM)

LEVEL 3 (OFFICE)         2,202.45 SF      (204.61 SM)

NET FLOOR AREA       75,353.51 SF   (7,000.57 SM)

DENSITY (FAR)

PERMITTED                             1.00
PROPOSED      0.57

LOT COVERAGE

PERMITTED                                              60%
PROPOSED    50%

BUILDING HEIGHT

ALLOWED       18.00 M    (59.05')
PROPOSED         13.10 M    (43.00')

AVERAGE FINISHED GRADE

PROPOSED                       0.00 M

SETBACKS 

FRONT YARD (87TH AVENUE)                                     7.5 M            PERMITTED
           7.5 M              PROVIDED

REAR YARD (SOUTH)            7.5 M              PERMITTED
                                7.5 M              PROVIDED

SIDE YARD(1) (EAST)              0.0 M              PERMITTED
                                                                         0.0 M              PROVIDED

SIDE YARD (WEST)              7.5 M            PERMITTED
           4.5 M                PROVIDED 

(1) side yard setback shall be 7.5 m or 0.0 m if the said side yard abuts land which is designated 
Commercial, Mixed Employment or Industrial in the OCP.

3 2022 09 07 RE-ISSUED FOR DP
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NOTE:  Detailed Land Development Engineering Review available on file

INTER-OFFICE MEMO

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

FROM: Development Services Manager, Engineering Department

DATE: September 12, 2022 PROJECT FILE: 7822-0098-00

RE: Engineering Requirements (Commercial/Industrial)
Location:  12900 87 Ave           

DEVELOPMENT PERMIT

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

BUILDING PERMIT

The following are required as a condition of the subsequent Building Permit issuance:

Property and Right-of-Way Requirements
 Register 0.50 m Statutory Right-of-Way (SRW) along 87 Avenue.

Works and Services
 Construct south side of 87 Avenue.
 Construct 300mm water main along 87 Avenue.
 Provide water, storm, and sanitary service connections to support the development.
 Register applicable legal documents as determined through detailed design.

A Servicing Agreement is required as a condition of Building Permit. 

Jeff Pang, P.Eng.
Development Services Manager

BD
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MIKE FADUM AND ASSOCIATES LTD. 
VEGETATION CONSULTANTS 

Mike Fadum and Associates Ltd. 
#105, 8277-129 Street, Surrey, BC, V3W 0A6 

Phone 778-593-0300 Fax 778-593-0302 

Tree Preservation Summary 
Surrey Project No: 7822-0098-00 
Address:  12900 - 87 Avenue 
Registered Arborist:  Corey Plester #PN-8523A 

 
On-Site Trees Number of Trees 

Protected Trees Identified 
(on-site and shared trees, including trees within boulevards and proposed streets 
and lanes, but excluding trees in proposed open space or riparian areas) 

12 

Protected Trees to be Removed 12 
Protected Trees to be Retained 
(excluding trees within proposed open space or riparian areas) 

0 

Total Replacement Trees Required:  
      Red Alder/ Black Cottonwood and Dead Trees Requiring 1 to 1 Replacement      
Ratio 

7 X one (1) = 7 
 
 

All other Trees Requiring 2 to 1 Replacement Ratio 
5 X two (2) = 10 

17 

Replacement Trees Proposed TBD 
Replacement Trees in Deficit TBD 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] TBD 

 
Off-Site Trees Number of Trees 

Protected Off-Site Trees to be Removed 0 
Total Replacement Trees Required:  
 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
0 X one (1) = 0 

 
 

- All other Trees Requiring 2 to 1 Replacement Ratio 
0 X two (2) = 0 

0 

Replacement Trees Proposed NA 
Replacement Trees in Deficit NA 

 
Summary report and plan prepared and submitted by:  Mike Fadum and Associates Ltd. 

Signature of Arborist:   
Date:  September 23, 2022 
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7922-0098-00 
 
Issued To:  
 
 (the “Owner”) 
 
Address of 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: 

 
Parcel Identifier:  023-477-792 

Lot 2 Except: Part Dedicated Road on Plan LMP28843 Section 29 Township 2 New Westminster  
District Plan LMP28842 

 
12900 - 87 Avenue 

 
 

(the "Land") 
 

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

(a) In Part 48 Section F. Yards and Setbacks of the “Light Impact Industrial 1 Zone (IL)” 
the minimum rear yard setback (south) is reduced from 7.5 metres to 4.5 metres to the 
principal building face. 

 
 

4. This development variance permit applies to only 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. 

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

provisions of this development variance permit.   

Appendix IV
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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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