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REGULAR COUNCIL 

TO: Mayor & Council DATE: October 20, 2008 

FROM: General Manager, Planning and Development FILE: 3900-30 

SUBJECT: Proposed Zoning By-law Amendment - Lot Coverage in Business Park Zones  
 

 
RECOMMENDATION 
 

It is recommended that Council: 
 
1. Receive this report as information; 

 
2. Approve amendments to Surrey Zoning By-law, 1993, No. 12000 (the "Zoning 

By-law") to increase the permitted maximum lot coverage in the Business Park 
(IB) and Business Park (1) (IB-1) Zones from 45% to 60%, as documented in 
Appendix I of this report; and 
 

3. Authorize the City Clerk to bring forward the necessary amendment by-law for 
the required readings and set a date for the related public hearing. 

 
INTENT 
 

The intent of this report is to obtain Council approval for amendments to the Zoning 
By-law, to increase the maximum permitted lot coverage in the Business Park (IB) and 
Business Park (1) (IB-1) Zones from 45% to 60%.  This amendment is intended to ensure 
consistency across Surrey's "Business Park" Zones and maximize the utilization of 
industrial and employment lands and the efficiency of industrial business park 
developments. 

 
BACKGROUND 
 

The Zoning By-law currently includes several zones that support the development of 
Industrial Business Parks: 
 
• Industrial Business Park Zone (IB); 
• Industrial Business Park (1) Zone (IB-1); and 
• Industrial Business Park (2) Zone (IB-2). 
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The IB Zone was introduced in 1993 as part of the adoption of the Zoning By-law, as a 
conversion of the I-1, I-P(2) and I-G Zones of the previous Zoning By-law No. 5942, and 
has been employed effectively in business park sites in Surrey since that time. 
 
The IB-1 and IB-2 Zones were developed in 2003, specifically as part of the approval of 
the Campbell Heights Business Park.  The IB-1 Zone was modelled after the existing IB 
Zone, but included modifications intended to meet a higher standard of design and 
landscaping envisioned for Campbell Heights.  The IB-2 Zone was similarly intended to 
accommodate a high quality of design, but also allows outdoor storage and display areas, 
to accommodate a slightly more intensive business park use with a light-industrial 
orientation.  A general comparison of the three Business Park Zones is provided below: 
 

 IB IB-1 IB-2 
Intent • Comprehensive design.  

 

• Light industrial uses, offices, 
and services uses with no 
nuisance apparent from 
outside 

• High standard of 
comprehensive design.  

• Light impact ind uses, high 
tech, research and 
development, warehouse, 
office, and service uses in an 
enclosed building. 

• High standard of design. 
• Light Impact industry, 

office, and limited service 
uses that are generally 
compatible with adjoining 
uses. 

Permitted Uses • Light impact industry, 
wholesale/retail sales of goods 
produced on the lot or part of 
wholesale, limited Office and 
General service uses, 
Warehouse, Distribution 
centres. 

• Light impact industry, 
wholesale/retail sales of goods 
produced on the lot or part of 
the wholesale, Warehouse 
uses, Distribution centres, 
limited Office uses. 

• Light impact industry, 
wholesale/retail sales of 
goods produced within the 
business premises or as 
part of the wholesale, 
Warehouse uses, 
Distribution Centres, 
limited Office uses. 

Subdivision 2000 sq.m, 30 X 30 2000 sq.m, 30 X 30 1800 sq.m, 30 X 30 
Density 0.75 1.00 1.00 

Lot Coverage 45% 45% 60% 
Minimum Front 

Setbacks 7.5 m 16/7.5 m 16/7.5 m 
Minimum Rear 

Setback 7.5 m 7.5 m 7.5 m 
Minimum Side 

Setback 7.5/0 m 7.5/3.6 m 7.5/0 m 
MinimumFlanking 
Street Setback 7.5 m 9/7.5 m 9/7.5 m 

Height 12 m 14 m 14 m 

While the three zones are similar in many ways, there are several notable differences 
between them, including the maximum permitted lot coverage - the maximum percentage 
of the area of a lot that a building may occupy.  The IB and IB-1 Zones permit a 
maximum lot coverage of 45%, while the IB-2 Zone permits a maximum lot coverage of 
60%.  The higher lot coverage permitted under the IB-2 Zone reflects the fact that the 
IB-2 Zone was partially modelled after the Light Impact Industrial (IL) Zone, which 
permits a maximum lot coverage of 60%.  The lower lot coverage in the IB and the IB-1 
Zones is related to the objective of ensuring a significant amount of landscaping in 
Business Park Zones. 
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Lot Coverage in IB and IB-1 
 
Recently, as part of discussions with representatives of the Beedie Group related to 
property that they own in the Campbell Heights Business Park, concerns were raised that 
the 45% lot coverage restriction in the IB-1 Zone is too restrictive and unnecessarily 
limits the amount of building area that can be developed on a lot.  The Beedie Group has 
developed several sites and buildings in the Phase 1 area of the Campbell Heights 
Business Park, and holds further land in this area.  The Beedie representatives noted that 
the 45% maximum lot coverage restriction in the IB-1 Zone is inconsistent with the 60% 
lot coverage permitted under IB-2 and is lower than other jurisdictions in the lower 
mainland.  They advised that this restriction has the effect of penalizing efficient design.  
It was contended that an increase in site coverage will not compromise the fulfilment of 
other provisions in the IB and IB-1 Zones, such as minimum setbacks and the provision 
of a satisfactory level of landscaping. 
 
While the 45% lot coverage provision under the IB Zone has been in place since 1993 
and has not given rise to questions, the recent discussions indicate that this regulation in 
the IB and IB-1 Zones should be reconsidered. 
 
On this basis, staff has worked with Beedie representatives  and a consultant to study the 
lot coverage issue in Surrey's Business Park Zones (IB and IB-1), and review similar 
industrial zoning regulations and industrial projects in other jurisdictions in the lower 
mainland to determine what if any change should be made to the lot coverage threshold in 
Surrey's Business Park Zones.  
 

DISCUSSION 
 
Lot Coverage Study 
 
The "Campbell Heights Business Park IB and IB-1 Zones Site Coverage Review" ('the 
Study') was prepared by Eric Vance and Associates ("the consultant"), and is attached as 
Appendix II.  The Study included the following elements: 

 
• A survey and comparison of the Business Park and Light Industrial zoning 

regulations of other key Lower Mainland Municipalities with the Surrey Zoning 
By-law; 
 

• A review of the actual lot coverage being achieved in other municipalities; and 
 
• An examination of the implications of increased lot coverage on: 

- Other zoning and site development requirements (overall aesthetics, site design 
and access, landscaping, bio swales, etc.);  

- Long-term leasing and building use/conversion options in terms of parking 
availability; and 

- Ability to establish/achieve sustainable developments, including green features.  
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The consultant reviewed Industrial and Business Park Zones in 10 municipal jurisdictions 
in the lower mainland, including Abbotsford, Burnaby, Coquitlam, Delta, Langley City, 
Langley Township, New Westminster, Port Coquitlam, Richmond and Vancouver.  In 
addition, the consultant surveyed 58 existing industrial projects in these jurisdictions to 
confirm the actual lot coverage that was achieved.  The Study compiled the following 
survey results:  
 
• The maximum allowable lot coverage in other municipalities ranges between 50% 

and 70%; 
• Some municipalities do not regulate lot coverage maximums, utilizing the setback 

regulations as the only site coverage control; 
• The City of Surrey was found to be the only municipality amongst the 10 surveyed 

with a maximum lot coverage of under 50%; 
• Despite higher lot coverage maximums in other municipalities, only 25% of 58 

industrial projects surveyed actually achieved a lot coverage greater than 45%, and 
the majority of these achieved a lot coverage of between 45% and 50%; and 

• Only seven of the 58 industrial projects achieved site coverage greater than 50%. 
 

Staff also surveyed 16 industrial projects approved in the Campbell Heights Business 
Park under the IB-2 Zone that allows a lot coverage to 60%, and determined that: 
 
• Only four projects achieved a lot coverage greater than 45%; and 
• Only three projects achieved a lot coverage greater than 50%. 
 
Study Results and Conclusions 
 
Based on the survey and Study analysis, the consultant recommended that the maximum 
lot coverage be increased from 45% to a minimum of 50%.  Staff further reviewed the 
Study results, including the implications of increasing the maximum lot coverage beyond 
50%, and concluded that increasing the lot coverage in both the IB and the IB-1 Zone to 
60% could be justified for the following reasons: 
 
• At 60%, the IB and the IB-1 Zone lot coverage will be consistent with the IB-2 Zone, 

thus eliminating this existing zoning inconsistency.  It should be noted that the IL 
(Light Impact Industrial) Zone and the IH (High Impact Industrial) Zone also have a 
maximum site coverage of 60%.  Both zones allow outdoor storage; 
 

• Few industrial projects can actually achieve a lot coverage greater than 45%, 
therefore increasing the lot coverage beyond 45% will have little if any impact on the 
utilization of most industrial sites;  
 

• A higher lot coverage will allow only approximately 25% of new industrial projects 
to achieve a higher land utilization, as these sites have attributes that will allow a 
more efficient design to be achieved without bylaw variances.  These attributes 
include such things as optimal parcel size and configuration, multiple street frontages, 
and shared vehicle drive aisles/parking arrangements with adjacent sites; 
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• A higher lot coverage should not be achieved through the use of variances to other 
Zoning By-law requirements, such as building setbacks or landscaping.  As such 
variances that undermine the design and aesthetic quality of development on 
industrial sites will generally not be supported; and 
 

• The 60% lot coverage will encourage increased land utilization and efficient site 
design in support of the City's economic development objectives, while not 
compromising the City's sustainability and industrial design objectives.  
 

CONCLUSION 
 

Based on the above discussion, it is recommended that Council: 
 
• Approve amendments to the Zoning By-law to increase the permitted maximum lot 

coverage in the Business Park (IB) and Business Park (1) (IB-1) Zones from 45% to 
60%, as documented in Appendix I of this report; and 
 

• Authorize the City Clerk to bring forward the necessary amendment by-law for the 
required readings and set a date for the related public hearing. 

 
 
 

Jean Lamontagne 
General Manager 
Planning and Development  

TW/kms/saw 
Attachments: 
Appendix I Proposed Zoning By-law Amendments 
Appendix II Lot Coverage Study (Vance & Associates) 
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Appendix I 
 

Proposed Amendments to Surrey Zoning By-law, 1993, No. 12000 
 
The following amendments are proposed to the Surrey Zoning By-law, 1993, No. 12000, as 
amended: 
 
1. In Part 47 Business Park Zone (IB) – Section E, Lot Coverage, delete the reference to 

"45%" and replace it with "60%"; and 
 
2. In Part 47A Business Park 1 Zone (IB-1) – Section E, Lot Coverage, delete the reference 

to "45%" and replace it with "60%". 
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