
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7922-0362-00 

Planning Report Date: September 25, 2023  

 

PROPOSAL: 

• Development Permit 

• Development Variance Permit 

to permit the development of a light industrial building 
with ancillary office space. 

LOCATION: 11959 - 103A Avenue 

10365 - 120 Street 

(10355 - 120 Street 

10377 - 120 Street 

10385 – 120 Street) 

ZONING: CD  

OCP DESIGNATION: Mixed Employment  

NCP: Highway Commercial 
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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 vary the maximum number of risers for stairs located within the front (south) 
and west side yard setbacks on the site. 

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the ‘Mixed Employment’ designation in the Official Community 
Plan (OCP). 
 

• The proposal complies with the ‘Highway Commercial’ designation in the South Westminster 
Neighbourhood Concept Plan (NCP) 

 

• The proposal complies with the ‘Mixed Employment’ designation in the Metro Vancouver 
Regional Growth Strategy (RGS). 

 

• The proposed density and building form are appropriate for this part of South Westminster. 
 

• The proposal generally 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 materials and contemporary lines. The street interface has been designed to a high 
quality to achieve a positive urban experience between the proposed building and the public 
realm. 

 

• The proposed use and character of development is consistent with that initially approved 
under Development Application No. 7913-0070-00 and deals specifically with adjusting the lot 
line boundary for the subject site for improved access.   
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council approve Development Variance Permit No. 7922-0362-00 (Appendix IV) varying 

the following, to proceed to Public Notification:  
 
(a) to vary Part 4 General Provisions Section B.26(b) of the Zoning By-law No. 12000 to 

increase the maximum number of risers permitted within the setback area from 3 
to 8 for stairs located within the front yard (south) setback of the principal 
building; and 
 

(b) to vary Part 4 General Provisions Section B.26(b) of the Zoning By-law No. 12000 to 
increase the maximum number of risers permitted within the setback area from 3 
to 7 for stairs located within the west side yard setback of the principal building. 

 
2. Council authorize staff to draft Development Permit No. 7922-0362-00 generally in 

accordance with the attached drawings (Appendix I).   
 
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) submission of a subdivision layout to the satisfaction of the Approving Officer; 

 
(c) resolution of all urban design issues to the satisfaction of the Planning and 

Development Department; 
 
(d) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(e) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(f) the applicant satisfy the deficiency in tree replacement on the site, to the 

satisfaction of the Planning and Development Department; and 
 
(g) registration of a Section 219 Restrictive Covenant to restrict the maximum amount 

of mezzanine space permitted on-site given the parking allocation. 
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SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

Subject Site Vacant Site. OCP: Mixed 
Employment 
 
NCP: Highway 
Commercial  

CD (Bylaw No. 
18009) 

North: 
 

Commercial Retail 
Building. 
 

OCP: Mixed 
Employment 
 
NCP: Highway 
Commercial  

CD (Bylaw No. 
18009) 

East (across Grace Road): 
 

Warehouse and 
Distribution 
Centre. 

OCP: Industrial 
 
NCP: Light Impact 
Industrial  

CD (Bylaw No. 
18009) 

South (across 103A Avenue): 
 

Warehouse and 
Distribution 
Centre. 

OCP: Mixed 
Employment 
 
NCP: Highway 
Commercial 

CD (Bylaw No. 
18009) 

West: Commercial Retail 
Buildings. 

OCP: Mixed 
Employment 
 
NCP: Highway 
Commercial  

CD (Bylaw No. 
18009) 

 
Context & Background  
 

• The subject site is part of a larger land assembly comprising of 7 lots, totaling 20.28 hectares, 
which was originally rezoned in 2007 under Development Application No. 7907-0221-00 to 
“Comprehensive Development Zone (CD)” (CD By-law No. 16736) to permit the development 
of a mixed-use business park with supporting commercial uses and is called Pacific Link 
Business Park.  
 

• Thereafter, as development gained momentum in this area, the applicant sought a way to 
modify the location of commercial uses in the land assembly which were needed to support 
the industrial portions of the business park. To avoid a series of CD By-law amendments to 
accommodate commercial uses in different areas, the site was rezoned in 2013 under 
Development Application No.  7913-0070-00 to “Comprehensive Development Zone (CD)” 
(CD By-law No. 18009). 
 

• The existing subject site (11959 – 103A Avenue) is approximately 1.1 acres (4,463 sq. m.) in area 
and is bounded by Grace Road on the east and 103A Avenue on the south. As part of this 
application, the applicant has applied for subdivision (lot line adjustment) to increase the size 
of the subject site to allow for an optimal and efficient layout (Appendix I, Sheet A03). After 
subdivision, the new subject site will be approximately 5,988 square metres in gross area. The 
lot line adjustment is consistent with the existing zone.  



Staff Report to Council 
 
Application No.: 7922-0362-00 

Planning & Development Report 
 

Page 5 

 
 

• The subject site is fully within the 200-year flood plain of the Fraser River. Ordinarily this 
project would be subject to DP2 Hazard Land (Flood Prone) provisions which would require 
site assessment by a Qualified Professional and the registration of a Section 219 Restrictive 
Covenant to restrict habitable flood area below the Flood Construction Level (FCL). This 
assessment has already been undertaken as part of the original applications, 7907-0221-00 and 
7908-0285-00 and a Restrictive Covenant is already registered on title. No further assessment 
in this regard is required.  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant proposes a Development Permit to permit the construction of a two-storey 
commercial/industrial building with 2,310 square metres of floor area which will contain four 
units. 

 

 Proposed 

Lot Area 

Gross Site Area: 5,988 sq. m. 
Road Dedication: n/a  
Undevelopable Area: 489 sq. m. 
Net Site Area: 5499 sq. m.  

Number of Lots: 2 existing to 2 new (lot line adjustment) 

Building Height: 11-metres 

Floor Area Ratio (FAR): 0.41 

Floor Area 

Industrial: 1,803 sq. m.  
Commercial: 507 sq. m.  
Total: 2,310 sq m. 

 
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: 
 

No concerns.  
 
 

Surrey Fire Department: No concerns.  
 
 
 
 
 
 
Transportation Considerations 
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Road Network & Infrastructure 
 

• No improvements to the fronting roads are currently planned as part of the subject 
proposal. 

 
Access and Parking 
 

• The applicant is proposing to relocate the existing access on 103A Avenue to the east, in 
order to accommodate the proposed changes to the on-site parking configuration.  
 

• The applicant is proposing to meet the parking requirements as per the Zoning Bylaw. 
 

Transit and Cycling 
 

• The subject site is located in close proximity to existing transit service on Scott Road and 
on 103A Avenue, as well as the planned R6 Scott Road RapidBus. 
 

• The subject site is located along Scott Greenway, an existing off-street multi-use pathway, 
which connects to Scott Road Skytrain Station to the north. 

 
Sustainability Considerations 
 

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

POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The proposal complies with the ‘Mixed Employment’ designation in the Metro Vancouver 
Regional Growth Strategy (RGS).   

 
Official Community Plan 
 
Land Use Designation 
 

• The proposal complies with the ‘Mixed Employment’ designation in the Official Community 
Plan (OCP).  

 
Themes/Policies 
 

• The proposed development is consistent with the following OCP policy: 
 

o B6.4: Ensure new development responds to the existing architectural character and 
scale of its surroundings, creating compatibility between adjacent sites within 
neighbourhoods.  

 
(The development is in-keeping with the general form and scale of industrial and commercial 
buildings in this part of South Westminster. The building provides for a two-storey 
expression. From the 103A Avenue public realm, each unit is expressed individually through 
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small breaks in the façade and through the use of colour. Ample glazing is provided on upper 
floors and at public realm corners mirroring the buildings on the opposite side of Grace 
Road. Overall, the development matches the buildings in the surrounding environment and 
is consistent with Policy B6.4).  

 
o E1.5: Encourage the full utilization and efficient use of industrial and other 

employment lands in order to maximize jobs and economic activity per hectare. 
 

(The proposed development adds to the available employment lands in South Westminster). 
 

Secondary Plans 
 
Land Use Designation 
 

• The proposal complies with the ‘Highway Commercial’ designation in the South Westminster 
Neighbourhood Concept Plan (NCP).  

 
Themes/Objectives 
 

• The proposed development is consistent with the following NCP policy: 
 

o All Light Impact Industrial and Business Park development will be of a high quality.  
 

(As discussed above, the proposed development achieves a high quality of design). 
 
CD By-law No. 18009 
 

• The table below provides an analysis of the development proposal in relation to the 
requirements of CD By-law No. 18009, inclusive of parking requirements:  

 

CD Zone (By-law No. 18009) 
Permitted and/or 
Required  

Proposed 

Floor Area Ratio: 1.0 0.4 

Lot Coverage: 60% 34% 

Yards and Setbacks 

North (Rear Yard): 7.5 m 21 m 

East (Side Yard): 7.5 m 7.6 m 

South (Front Yard): 6.0 m 6.5 m* 

West (Side Yard): 7.5 m 7.6 m* 

Height of Buildings 

Principal buildings: 11 m 11 m 

Parking (Part 5) Required  Proposed 

Number of Stalls 

Commercial: 14 14 
Industrial: 17 17 
Total: 31 31 

*Variance requested. 
 
Setback Variance 
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• The applicant is requesting the following variances: 
o to vary Part 4 General Provisions Section B.26(b) of the Zoning By-law No. 12000 to 

increase the maximum number of risers permitted within the setback area from 3 to 8 
for stairs located within the front yard (south) setback of the principal building; and 
 

o to vary Part 4 General Provisions Section B.26(b) of the Zoning By-law No. 12000 to 
increase the maximum number of risers permitted within the setback area from 3 to 7 
for stairs located within the west side yard setback of the principal building. 
 

• Stairways are required on the Grace Road and 103A Avenue frontage to accommodate 
servicing and fire egress purposes. The proposal sits within the 200-year flood plain of the 
Fraser River and is therefore subject to a mandatory minimum floor elevation of 4.4-metres. 
The ambient ground levels at the 103A Avenue property line are approximately 3.2-metres and 
are 3.3-metres along the edge of Grace Road. To avoid the excessive use of retaining walls 
around the building, the applicant has proposed battered slopes around the building. The 
additional risers result from the change in grade from the property line to the doorways.  

 

• Staff support the requested variances to proceed for consideration. 
 
 
PUBLIC ENGAGEMENT 
 
• Development Proposal Signs were installed on September 05, 2023. Staff received no responses 

from neighbours in the vicinity.  
 
 
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. 
 

• The applicant has worked with staff to improve the interface of the principal building with the 
103A Avenue and Grace Road frontages. Initially, the building presented very little glazing 
towards the public realm. The applicant improved the design by increasing the amount of 
glazing at the southwest and southeast corner mirroring the general pattern of industrial 
buildings in this area.  

 

• The principal building is proposed to have an overall contemporary appearance with a simple 
uniformly rectangular volume. Four units are proposed and are expressed individually on the 
exterior through the use of simple steps in the building façade and through the use of colour.  

 

• The exterior of the building is comprised of concrete tilt-up panels finished in light, medium, 
and dark grey. This contemporary colour palette is broken using glazing and a rust red metal 
cladding.  
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• Unit entrances face northwards away from 103A Avenue towards the parking area. These 
entrances utilize storefront style glazing, and a sunshade. The orientation of the building is 
intended to screen vehicle loading bays from the public realm.  

 

• The proposal currently shows a combination of free-standing and fascia signage which 
generally comply with the intent of the Surrey Sign By-law. At this time, a comprehensive sign 
design package has not been submitted. The applicant intends to submit a separate 
Development Permit for signage in the future.  

 
On-Site Parking 
 

• The applicant proposes 31 parking spaces on-site, which complies with the Zoning By-Law. 
Noting the current lack of surplus parking on the site, should this proposal change in future, 
the applicant will be required to register a Section 219 Restrictive Covenant on title to restrict 
the amount of mezzanine space permitted on-site unless additional parking is provided, per 
the minimum parking requirements under the Zoning By-Law No. 12000. 
 

Landscaping 
 

• The applicant is proposing landscaping within the parking area, and along the Grace Road and 
103A Avenue frontages.  
 

• The proposed landscaping will consist of a variety of trees, including River Birch, Raywood 
Ash, Columnar Hornbeam, Western Hemlock, Bosnian Pine, Douglas Fir, and Shore Pine. The 
proposed trees will be complemented by a variety of shrubs and groundcover.  

 
Outstanding Items 

 

• The applicant is required to resolve all outstanding urban design and landscaping issues, 
which includes ensuring that all plan sets are fully coordinated prior to final adoption.  

 
TREES 
 

• Glenn Murray, ISA Certified Arborist of Froggers Creek Tree Consultants Ltd. prepared an 
Arborist Assessment for the subject property. The table below provides a summary of the 
proposed tree retention and removal by tree species: 
 

Table 1: Summary of Proposed Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Red Oak 5 0 5 
Beech 1 1 0 

Coniferous Trees 

Japanese Black Pine 1 0 1 

Total (excluding Alder and 
Cottonwood Trees)  

7 1 6 
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Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

19 

Total Retained and Replacement Trees 
Proposed 

25 

Estimated Contribution to the Green City 
Program 

$2,750 

 

• The Arborist Assessment (Appendix III) states that there are a total of seven mature trees on 
the site, excluding Alder and Cottonwood trees.  The applicant proposes to retain six trees 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.  

 

• For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 
replacement. This will require a proposed total of twenty-four replacement trees on the 
site.  Since the proposed nineteen replacement trees can be accommodated on the site, the 
proposed deficit of five replacement trees will require an estimated cash-in-lieu payment of 
$2,750, representing $550 per tree, to the Green City Program, in accordance with the City’s 
Tree Protection By-law.  

 

• The new trees on the site will consist of a variety of trees including River Birch, Raywood Ash, 
Columnar Hornbeam, Western Hemlock, Bosnian Pine, Douglas Fir, and Shore Pine. 

 

• In summary, a total of twenty-five trees are proposed to be retained or replaced on the site 
with an estimated contribution of $2,750 to the Green City Program. 
 

• The proposed tree retention and replacement strategy will be refined as the applicant works 
through the detailed design process. 

 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Subdivision Layout, Site Plan, Building Elevations, Landscape Plans 

and Perspective  
Appendix II. Engineering Summary  
Appendix III. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix IV. Development Variance Permit No. 7922-0362-00 
 
 
 approved by Ron Gill  
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
RO/ar 
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NOTE:  Detailed Land Development Engineering Review available on file

INTER-OFFICE MEMO

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

FROM: Development Services Manager, Engineering Department

DATE: September 15, 2023 PROJECT FILE: 7822-0362-00

RE: Engineering Requirements (Commercial/Industrial)
Location:  11959 103A Ave           

SUBDIVISION

Works and Services
 Construct sanitary sewer along 103A Avenue.
 Construct 7.3m curb return driveway for site access.
 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 prior to Subdivision. 

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

BD
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Surrey Project No:

Number of Trees

7

1

6

-
0 X one (1) = 0

-
1 X two (2) = 2

2

Number of Trees

11

-
X one (1) = 0

-
11 X two (2) = 22

22

Summary, report and plan prepared and submitted by:

(Signature of Arborist) Date
17-Nov-22

2

22

Address: 11959 103A Avenue Surrey

Off-Site Trees

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

Tree Preservation Summary

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

Protected Trees to be Removed

Total Replacement Trees Required:

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)

On-Site Trees

Registered Arborist: Glenn Murray

Replacement Trees in Deficit

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

Replacement Trees Proposed

All other Trees Requiring 2 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

All other Trees Requiring 2 to 1 Replacement Ratio

Replacement Trees Proposed
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7922-0362-00 
 
Issued To: Pacific Link Industrial Park Ltd. 
 
 (“the Owner”) 
 
Address of Owner: C/O Wesgroup 
 Three Bentall Centre 
 595 Burrard Street, Unit 2000 
 
 
 
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:  027-885-151 
Lot 17 Section 25 Block 5 North Range 3 West New Westminster District Plan BCP40313 

 
11959 - 103A Avenue 

 
Parcel Identifier:  027-885-143  

 Lot 16 Section 25 Block 5 North Range 3 West New Westminster District Plan BCP40313 
 

10355, 10365, 10377 & 10385 - 120 Street 
 
 

(the "Land") 
 
 
3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert 

the new legal description for the Land once title(s) has/have been issued, as 
follows: 

 
  Parcel Identifier:   

____________________________________________________________ 
 

 
(b) If the civic addresses change, the City Clerk is directed to insert the new civic 

addresses for the Land, as follows: 
 

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

(a) to vary Part 4 General Provisions Section B.26(b) to increase the maximum 
number of risers permitted within the setback area from 3 to 8 for stairs located 
within the front yard (south) setback of the principal building; and 
 

(b) to vary Part 4 General Provisions Section B.26(b) to increase the maximum 
number of risers permitted within the setback area from 3 to 7 for stairs located 
within the west side yard setback of the principal building. 

 
 
5. 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. 

 
 
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/DELEGATED OFFICIAL, THE  
DAY OF      , 20  . 
 
ISSUED THIS      DAY OF            , 20  . 
 
 
 
   ______________________________________  
  Mayor – Brenda Locke 
 
 
   ______________________________________  
  City Clerk – Jennifer Ficocelli 
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To vary Part 4 General Provisions Section B.26(b) to
increase the maximum number of risers permitted within
the setback area from 3 to 8 for stairs located within the
front yard (south) setback of the principal building.

To vary Part 4 General Provisions
Section B.26(b) to increase the
maximum number of risers
permitted within the setback area
from 3 to 7 for stairs located
within the west side yard setback
of the principal building.

Schedule A




