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RECOMMENDATION SUMMARY

e By-law Introduction and set date for Public Hearing for Rezoning and to solicit resident
opinions on the proposed lounge endorsement.

e Approval to vary the Sign By-law through a comprehensive sign design package.

e Approval to draft Development Permit for Form and Character.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing to vary regulations in the Sign By-law.

RATIONALE OF RECOMMENDATION

e The proposal complies with the Mixed Employment designation in the Official Community
Plan (OCP) and the “Existing Business Park” designation in the East Panorama Ridge Plan.

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

e While the business is to be licensed as a manufacturer with a lounge endorsement (and not a
liquor primary), the proposed operating hours are within Council’s policy on hours of
operation for liquor primary licensed establishments.

e The RCMP and City’s By-laws and Licensing Services Department have no concern with the
proposal.

e The applicant will enter into a Good Neighbour Agreement to assist in mitigating any impact
the lounge endorsement may have on the surrounding neighbourhood.

e Staff have received no comments in response to the development proposal sign or pre-
notification letters which were mailed out.

e The proposed exterior renovations to the existing building represent a new modern design
which exhibit high quality materials, while maintaining a similar footprint of the existing
building.

e The proposed signs have been comprehensively designed to be integrated with the design of
the building and provides a coordinated look for the development.

e The proposed mural is a well-designed graphic that is complementary to both the building’s
design and the operators’ business. The mural is not designed to be the primary signage for
the business but will provide visual interest.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. A By-law be introduced to rezone the subject site from "Business Park Zone (IB)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing to solicit
resident opinions on the proposed rezoning and the proposed lounge endorsement.

2. Council approve the applicant's request to vary the Sign By-law as described in Appendix I.

3. Council authorize staff to draft Development Permit No. 7922-0007-00 including a
comprehensive sign design package generally in accordance with the attached drawings
(Appendix II).

4. Council instruct staff to resolve the following issues prior to final adoption:
@) approval from the Ministry of Transportation & Infrastructure; and

(b) The applicant enter into a Good Neighbour Agreement with the City.

SITE CONTEXT & BACKGROUND

Direction Existing Use NCP Designation | Existing Zone
Subject Site 3 multi-tenant industrial buildings | Existing Business IB
with associated businesses. Park
North: Mixed employment businesses. Proposed Business | IB
Park
East: Vacant property under Proposed Business | RH
Development Application No. Park
7916-0006-00 for rezoning to
Comprehensive Development
Zone to create a mixed use
development. The application is in
initial review.
South (Across Mixed employment business. Existing Business IB
54A Avenue): Park
West (Across Vacant property Proposed Business | IB
Panorama Park
Drive):
Context & Background

e The subject site is located south of Highway 10 in the East Panorama Ridge Business Park. The

site is designated "Mixed Employment" in the OCP, "Existing Business Park" in the East
Panorama Ridge Neighbourhood Concept Plan and zoned "Business Park Zone (IB)."
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e The site is occupied by three existing multi-tenant industrial/business park buildings that
were developed under Development Application Nos. 7903-0283-00 and subsequently
7916-0397-00. The units in these buildings are stratified.

e Corporate Report Ro87 for proposed Zoning By-law changes to allow liquor manufacturing
and lounge endorsements (also interchangeably referred to as "liquor tasting lounge") within
the Highway Commercial Industrial Zone (“CHI”), the Business Park 3 Zone (“IB-3”), and the
Light Impact Industrial Zone (“IL”), was granted Final Adoption at the May 9 Regular Council
- Land Use meeting.

e The proposed Zoning By-law changes to allow liquor manufacturing and liquor tasting
lounges in three zones is intended to facilitate the establishment of new liquor manufacturing
businesses and their associated liquor tasting lounges, in Surrey. Prior to this Zoning By-law
amendment, businesses wishing to operate a liquor tasting lounge in conjunction with the
liquor manufacturing business were required to rezone to a Comprehensive Development
Zone. The need for a rezoning application may result in added uncertainty, costs, and time
that limits the ability of potential breweries, distilleries, and wineries from opening in Surrey.

e The Zoning By-law amendment included provisions that restrict the maximum size of the
liquor tasting lounge to 150 square metres or 40%, whichever is lesser, and must include any
areas dedicated to an on-site store for retail sales. Provision for an outdoor patio was also
included, which restricts the size to no larger than the size of the permitted liquor tasting
lounge, or 8o square metres, whichever is lesser.

e The IB Zone was not included in the original Zoning By-law update, but staff may look to
include liquor manufacturing and associated endorsement areas in the IB Zone in a future
update. Therefore, while staff brought forward updates to the Zoning By-law to facilitate the
establishment of breweries, distilleries, and wineries and their associated lounge
endorsements, the subject site does not fall under the new zoning regulations.

DEVELOPMENT PROPOSAL
Planning Considerations

e The applicant proposes rezoning from “Business Park Zone (IB)” to “Comprehensive
Development Zone (CD)”, Development Permit for Form and Character, including a
Comprehensive Sign Design package, and a lounge and on-site store endorsement to permit a
new brewery and liquor tasting lounge (indoor and outdoor).

e The applicant proposes a liquor tasting lounge that is approximately 44% of the total business
floor area. This exceeds the percentage established by recent Zoning By-law changes for liquor
tasting lounges, which only allows 40% of the business to be allocated to a liquor tasting
lounge. The subject application was in-stream prior to staff bringing forward the proposed
Zoning By-law changes for liquor tasting lounges. Staff worked extensively with the applicant
to reduce the overall floor area of the liquor tasting lounge such that the manufacturing
component remained the principal use. Therefore, although this proposal does not align with
the recently approved Zoning By-law amendment for liquor tasting lounges, the proposal
maintains the principal manufacturing use and is considered reasonable. In any case, the
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subject site is Zoned “Business Park Zone (IB)”, which was not included in the recent Zoning
By-law Amendment and therefore, a rezoning is still required.

e The applicant also proposes an outdoor patio associated with the proposed indoor liquor
tasting lounge. The proposed outdoor patio complies with the maximum area provisions for
outdoor patios associated with a liquor tasting lounge, found in the CHI, IB-3 and IL Zones.

Proposed
Lot Area
Gross Site Area: 19,039 square metres
Road Dedication: n/a
Undevelopable Area: n/a
Net Site Area: n/a
Number of Lots: 1
Building Height: 12m
Unit Density: n/a
Floor Area Ratio (FAR): 1.0

Referrals
Engineering:

Ministry of Transportation
& Infrastructure (MOTI):

Surrey RCMP:
Surrey Fire Department:

Surrey Bylaws & Licensing
Services:

Advisory Design Panel:

The Engineering Department has no objection to the project.

No concerns.

No concerns.
No concerns.
No concerns.

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

Transportation Considerations

e The site is to be accessed via two driveways, one on 54A Avenue to the south and another on
Panorama Drive to the west.

e There are 152 existing parking spaces on-site, with 24 spaces dedicated to Building 3 where the
proposed brewery is to locate. Based on the parking rate for liquor manufacturing and liquor
tasting lounge in the Zoning By-law, a total of 9 parking spaces are required for the brewery
overall. The subject building at 15063 - 54A Avenue has 24 dedicated parking spaces; however,
the Strata Plan allows for shared parking amongst the 152 parking spaces on-site. The
applicant has completed a parking calculation based on the existing businesses on-site and it
was confirmed that the additional parking spaces required to support the brewery will not
exceed the available parking spaces on-site.
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The Zoning By-law also permits shared parking facilities where two or more establishments
have different temporal distributions (alternate hours) of parking demand as demonstrated by
having operating hours that do not significantly overlap. The existing businesses in Building 3
are primarily industrial-focused with operating hours between 8:30-5:00pm, Monday to
Friday. The proposed brewery has sought an endorsement for hours from 11 am to midnight
with peak demand on evenings and weekends. Despite the request for an endorsement from 1
am to midnight, the applicant has indicated that regular operating hours are anticipated to be
late afternoon to npm.

Alternative transportation options to and surrounding the site are currently limited. Public
transportation options include a bus stop approximately 450 metres away for TransLink Bus
Route No. 345, which serves King George Station to the north and White Rock Centre to the
south and TransLink Bus Route No. 375, which serves Guildford to the north and White Rock
Centre to the south.

Sustainability Considerations

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

POLICY & BY-LAW CONSIDERATIONS

CD By-law

The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate a
proposed brewery with a liquor tasting lounge (lounge endorsement and on-site store
endorsement) on the subject site. The proposed CD By-law for the proposed development site
identifies the uses, densities and setbacks proposed. The CD By-law will have provisions based
on the "Business Park Zone (IB)" and will be applicable to the entire property

A comparison of the density, lot coverage, setbacks, building height and permitted uses in the
IB Zone and the proposed CD By-law is illustrated in the following table:
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Zoning IB Zone (Part 47) | IB-3Zone (Part 47C) Proposed CD Zone
Floor Area 1.0 1.0 1.0
Ratio:
Lot Coverage: 60% 60% 60%
Yards and 7.5 m for all property | 7.5 m for all property lines 7.5 m for all property
Setbacks lines lines
Principal 12 m 14 m 12 m
Building
Height:
Permitted Principal Principal Principal
Uses: e Light impact e Lightimpactindustry | e Light impact
industry e Office uses with industry
e Office uses with exclusions e Office uses with
exclusions e Warehouse uses exclusions
e General service e Distribution centres e General service uses
uses e Liquor manufacturing | ® Warehouse uses
e  Warehouse uses e Distribution
e Distribution centres
centres e Liquor
manufacturing
Parking (Part 5) Required Proposed
Number of Stalls
Commercial:
Industrial:
Total: 152 152
Tandem (%): n/a n/a

The proposed CD By-law is identical to the existing “Business Park Zone (IB)” with the
addition of the following permitted principal use and special regulation:

O

O

Liquor manufacturing, provided that:

(a) If there is a liquor tasting lounge, it shall not exceed 44% of the
gross floor area of the entire liquor manufacturing business or
150 square metres, whichever is lesser;

(b) If there is an on-site store endorsement it must be included in the
calculation of the maximum area permitted for the liquor tasting
lounge in Sub-section B.5(a); and

(c) If there is an outdoor patio associated with the liquor tasting lounge
it must not exceed the total area of the permitted liquor tasting
lounge in Sub-section B.5(a), or 8o sq. m., whichever is lesser.

Liquor Manufacturing with an On-site Store Endorsement

Retail sales within an on-site store endorsement shall be limited to the sale of liquor
products manufactured on the premises, related non-liquor products, and liquor
products that have been manufactured by another licensed manufacturer of the same

license class on their behalf.

No other changes are proposed in the CD Zone.
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Sign By-law

The applicant proposes one fascia sign, one awning/canopy sign, and one mural.

The Sign By-law permits both the fascia sign and awning/canopy sign, however, a mural is
not a permitted sign in the Sign By-law. The applicant is therefore proposing a
comprehensive sign design package for the proposed signage, which includes a variance to
the Sign By-law (See Appendix I):

1. To allow a mural as a sign on the south facade of the building.

The proposed mural is complementary to the proposed design of the unit, will provide visual
interest, and is not intended to be the primary sign for the business.

To this end, staff are supportive of the variance as part of a comprehensive sign design
package for the subject building.

Liguor License Approval Requirements

The Liquor and Cannabis Regulation Branch (LCRB) requests that the applicant secure local
government endorsement before the application can be considered for approval by the LCRB.

Additionally, the LCRB requires that Council comment on how the site satisfies specified
criteria to ensure that adequate consideration has been given to the application by the local
government.

Staff have used the locational guidelines for a liquor primary establishment, since it is the
most applicable tool available to determine whether the proposed lounge is in an appropriate
location. The analysis of the criteria for this site is provided as follows:

(a) The location of the establishment

o The City’s long-standing locational guidelines for liquor primary establishments
are as follows:

= Select a site close to a residential area but not surrounded by residential
area;

= Select a site that is adjacent to or in a local commercial node;

* Do no select a side on a provincial highway; and

» Locate further than 400 metres from a school, children’s park or
playground.

o The subject site is located at the intersection of 54A Avenue and Panorama Drive,
in an established industrial business park area. Substantial urban residential areas
and a commercial node are located north of Highway 10, which is approximately
200 metres from the subject property.

o The site is located more than 300 metres from the closest park (Bob Rutledge Park)
and more than 1 kilometer from the nearest public elementary school. However,
the property at 15000 - 54A Avenue is the location of Glarea Elevated Learning
private school. The proposed liquor tasting lounge will be well-separated from the
existing private school and the liquor tasting lounge operating hours will not
significantly overlap with the schools’ hours. Additionally, because this is a private
school and most children are from outside the immediate neighbourhood and do
not walk to school, it is not anticipated that the proposed liquor tasting lounge will
have a negative impact on the private school.
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o Although the City’s locational criteria indicates that locations along provincial
highways are not ideal, the proposed location is setback from a provincial highway
and can be accessed via an alternative road (54A Avenue) that connects to 152
Street.

(b) The proximity of the establishment to social and recreational facilities and
ty
public buildings

o The closest public building to the subject site is the RCMP Headquarters, which is
approximately 1.6 kilmetres away. These buildings are not expected to be impacted
by this proposal. The Tong Louie YMCA building is located approximately 250
metres away. The YMCA is located on the opposite side of Highway 10 and
therefore, it is not expected to be impacted by this proposal. Finally, the private ice
rink (Excellent Ice) located at 15000 - 54A Avenue is located to the southwest of
the subject site, however, this facility currently has its own Food Primary license
and therefore, is not expected to be impacted by this proposal.

(c) The hours of liquor service and person capacity of the establishment

o The proposed hours of operation for the liquor tasting lounge are from 11 am to
midnight, seven days a week. Despite the endorsement for these hours, the
applicant has indicated that regular operating hours for the liquor tasting lounge
will be from late afternoon to 11pm, seven days a week. The endorsement for
extended hours provides flexibility for the business while ensuring the range of
hours are within Council’s policy on hours of operation for liquor primary
establishments, which recommends liquor primary establishments to operate from
11: 00 a.m. to 1:00 a.m. Sunday to Thursday and 11:00 a.m. to 2:00 a.m. on Friday
and Saturday

o The applicant has requested a maximum occupant load of 52 persons for the
indoor lounge and 52 persons for the patio for 104 persons total.

(d) The number and market focus or clientele of liquor primary licensed
establishments within a reasonable distance of the proposed location

o The nearest liquor primary establishment is Big Ridge Brewing Company (5580 -
152 Street), which is located approximately 350 metres from the subject site and is
across 152 Street. This establishment is not a typical brewery and is licensed as a
liquor primary with food service and therefore, serve different clientele.

(e) The impact of noise on the community in the immediate vicinity of the
establishment

o Thesite is located in an industrial business park, away from residential uses. The
nearest residential use is located approximately 400 metres away at 5528 - 148
Street.

o The owner will enter into a Good Neighbour Agreement to assist in mitigating any
impact the lounge endorsement may have on the surrounding neighbourhood.

PUBLIC ENGAGEMENT

e Pre-notification letters were sent on April 28, 2022 and the Development Proposal Signs were
installed on May 2, 2022. Staff did not receive any responses.
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e The subject development application was reviewed by the Cloverdale Chamber of Commerce,
Panorama Neighbourhood Association, and the Sullivan Amateur Athletic and Community
Association. Staff did not receive any responses.

DEVELOPMENT PERMITS
Form and Character Development Permit Requirement

e The proposed development is subject to a Development Permit for Form and Character and is
also subject to the urban design guidelines in the East Panorama Ridge Plan.

e The proposed development generally with the Form and Character Development Permit
guidelines in the OCP and the design guidelines in the East Panorama Ridge Plan.

e The applicant has worked with staff to reduce the number of murals proposed from two to
one.

e The applicant proposes fagade upgrades to the portion of the unit on the west and south
facades. The design upgrades include the introduction of wood slats, a new glazed store-front
door, a new overheard door (non-loading) to the patio, and a powder coated steel canopy.

e There is an existing grassed area adjacent to the unit that is proposed to be converted to a
patio for the permitted liquor tasting lounge. The existing guardrail is to remain and planters,
seating, and a grassed “games area” will be implemented.

e The applicant proposes two signs and one mural. One fascia sign is proposed on the west
facade and is proposed as a black powder-coated steel fascia sign with contrasting white
lettering. An awning/canopy steel sign is proposed on the south fagade and is located atop a
new black powder-coated steel canopy. A single mural in the form of the stitching of a
baseball (“Ballpark Brewing”) is proposed on the south fagade. No text is associated with the
mural.

e Further details regarding the proposed signage and associated variance is outlined in
Appendix 1.

Landscaping
e No formal landscaping will be included; however, the proposed patio will include a collection

of planters and a “games area”.

TREES

e Morgan Sullivan, ISA Certified Arborist of Diamond Head Consulting prepared an Arborist
Assessment for the subject property. The table below provides a summary of the tree
retention and removal by tree species:
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Table 1: Summary of Tree Preservation by Tree Species:
Tree Species Existing Remove Retain

Deciduous Trees
(excluding Alder and Cottonwood Trees)

Sweetgum

1

(o}

Total

o

Total Replacement Trees Proposed

(excluding Boulevard Street Trees) °
Total Retained and Replacement Trees 1
Contribution to the Green City Program $0

e The Arborist Assessment states that there is a total of one mature tree on the site. There are

no Alder and Cottonwood trees on the site.

It was determined the tree 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.

e Asthe applicant is not proposing to remove any trees, no tree replacement is required.

e In summary, a total of one tree is proposed to be retained on the site.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix | Proposed Variances to the Sign By-law
Appendix II. Site Plan, Building Elevations, Landscape Plans and Perspective
Appendix I1I. Summary of Tree Survey and Tree Preservation

approved by Shawn Low

Jeff Arason

KS/cm

Acting General Manager
Planning and Development



PROPOSED SIGN BY-LAW VARIANCES

Appendix I

# Proposed Variances

Sign By-law Requirement

Rationale

1 To allow a mural as a sign
on the south fagade of the
building.

Part 1, Section 10(8) of the
Sign By-law prohibits murals
as signs.

The proposed mural is
complementary to the
proposed design of the unit,
will provide visual interest,
and is not intended to be the
primary sign for the
business.
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Copyright of this drawing and design s reserved by Bill Uhrich (the architect). This drawing
and all associated documents are an instrument of service by the architect. This drawing and
the information contained therein may not be reproduced in whole or in part without prior
witten permission of the architect. This drawing is not to be used for construction until
issued for that purpose by the architect. Prior to commencement of the work the contractor
shall verify all dimensions, datums, and levels and shall bring any discrepancies between this
drawing and the full contract documents or site conditions to the attention of the architect
for clarification.
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BALL PARK BREWING
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APPENDIX II1

4.0 Tree Preservation Summary

Table 2: City of Surrey tree preservation summary table for on-site and off-site trees,
including the number of replacement trees proposed.
Surrey Project Number

Site Address 116-15063 54A Ave

Registered Arborist Morgan Sullivan

On-Site Trees Number of Trees

Protected Trees Identified 1

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

Protected Trees to be Removed 0

Protected Trees to be Retained 1

(excluding trees within proposed open space or riparian areas)

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

- All other Trees Requiring 2 to 1 Replacement Ratio

0 X two(2) = 0
Replacement Trees Proposed 0
Replacement Trees in Deficit 0
Protected Trees to be Retained in Proposed Open Space / Riparian Areas 0
Protected Off-Site Trees to be Removed 0

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

- All other Trees Requiring 2 to 1 Replacement Ratio

X two (2) = 0
Replacement Trees Proposed 0
Replacement Trees in Deficit 0

Summary, report and plan prepared and submitted by

4’)7 _@4; éé ’ April 22, 2022

Signature of Arborist Date

3559 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 7
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LEGEND CRITICAL ROOT ZONE NO BUILD ZONE o UN-SURVEYED TREE TO BE RETAINED REFERENCE DRAWINGS
(MUST BE SURVEYED) K N
—O—  TREE PROTECTION ZONE AND FENCING . SURVEYED TREE TO BE RETAINED 1. Base Plan provided by client
X TREETO BE REMOVED
1 .
NOTES 1. The location of un-surveyed trees on this plan is outer edge of the stem of the tree. (3 the trees diameter was 6. Drainage works such as lawn basins, associated piping or

approximate. Their location and ownership cannot be
confirmed without being surveyed by a Registered BC Land
Surveyor.

2. Alltree protection fencing must be built to the relevant
municipal bylaw specifications.The dimensions shown are
from the outer edge of the stem of the tree.

3. The tree protection zone shown is a graphical
representation of the critical root zone, measured from the

added to the graphical tree protection circles to
accommodate the survey point being in the center of the
tree)

4. No work is permitted within the Tree Protection Zone with
the exception of swales. Swale construction is only
permitted under the direct supervision of an arborist.

5. The 1.5m area No Build Zone does not allow for any building
foundation wall encroachment. Excavation is permitted
within this area under the direct supervision of an arborist.

8.

services are permitted within the No Build Zone under the
direct supervision of an arborist.

This plan is based on a topographic and tree location survey
provided by the owners’ Registered British Columbia Land
Surveyor (BCLS) and layout drawings provide by the owners’
Engineer (P Eng).

This plan is provided for context only, and is not certified as
to the accuracy of the location of features or dimensions
that are shown on this plan. Please refer to the original
survey plan and engineering plans.
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