
Corporate 
Report 

CITY MANAGER'S 
DEPARTMENT 

NO: "-t2eJ:J 
COUNCIL DA TE:/nafl. do?.. 

REGULAR COUNCIL- LA:o-;D USE 

TO: Mayor & Council DATE: February 27, 2002 

FROM: General :Vianager, Planning & Development FILE: 6520-20 

SUBJECT: East Panorama Ridge Concept Plan Amendment 

RECOMMENDATION 

The Planning & Development Department recommends that Council: 

I. Approve the East Panorama Ridge Concept Plan Amendment (Option 2) as 
documented in Appendix Jll as the basis for guiding future development in the 
area: 

lji.;T£i\"T 

Instruct staff to bring forward amendments to the Official Community Plan and 
East Panorama Rtdge Local Area Plan concurrently with rezoning applications, 
based on the land use designations in the East Panorama Ridge Concept Plan 
Amendment (Option 2): and 

lll»truct staff to complete, in a timely manner, the acquisition or a portion of the 
property at 5400- 148 Street for park purposes, as generally illustrated In the 
Concept Plan Amendment (Optton 2). 

The intent of this rep0rt is to provide information about and obtain Council approval for, 
an amendment (Option 2) to the East Panorama Ridge Concept Plan. 

DISCUSSION 

Background 

In spring and early summer or 2000. the Planning and Development Department 
undertook a planning process for the East P:.morama Ridge are:J (Appendix I), includtng 
e\tcnsive public consultation that resulted in thc development of a draft land usc concept 
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plan for the area. On Jul: 24, ..:000. Council approved the draft concept plan known as 
East Panorama Ridge Concept Plan (Option !A). The plan provided for the future 
,·edesignation of approximately 15.~ ha (38 acres) of the area lands from Suburban to 
Business Park. thereby increasing the industrial-designated lands in East Panorama Ridge 
from 32.7 ha (81 acres) to 48.1 ha (119 acres) (Appendix II). The pl:.1n also recognized 
the need for a reasonable interface with the adjacent residential neighbourhood to the 
west. This was to be accomplished, in part. through the restriction of vehicular access 
between the industrial and residential area and establishment of specific design controls 
and landscape buffer requirements. for the new developments in the East P:.1norama 
Ridge busmess area. 

Subsequent to Council's adoption of the Concept Plan, City staff completed a public 
tender process for the sale of the City-owned lands in the area. As a result of input 
during this process, a number of issues were identified, with respect to the Concept Plan, 
that initiated a further review of the Plan. The issues included: 

o ConsideratiOn for the possible expansion of the Excellent Ice Arena; 
• Completion of a detailed technical feasibility study of the proposed internal road 

network to address topographical constraints; 
• Identification of possible business park sites based on the fin:J.l internal road design; 
• The need for boundary adjustments to and possible expansion of, Bob Rutledge Park; 

and 
e Possible elimination of the Landscape Buffer along Highway 10 adjacent to the 

industrial/business park uses. 

On this basis, staff initiated a review and Concept Plan Amendment process in 
accordance with the procedures adopted by Council for amending Neighbourhood 
Concept Plans. The results of the Concept Plan Amendment Process, including the 
results of the public consultation component and implementation initiatives, are discussed 
in the remainder of this report. 

Concept Plan Amendment Issues 

Excellent Ice Arena Expansion 

The owner of the Excellent Ice Arena (Lark Group). which currently lea~es land from the 
City at 15000- 54 A A venue (location Illustrated as "Ice Rink" on Append1:-. l), has 
recently requested that the City le;,se additional land to for the arena to allo'' for future 
expansion of the facility to the west. The area that was Identified to accommodate the 
expansion is approximately 0.43 ha ( 1.07 acres). The expansion, if consummated.'' ill 
resu:t in increas;ng the amount of recreational facilities in the area and allow 
improvement to the internal road network. Negotiations are continuing with the arena 
owners and a report on this matter will be forwarded to Council in due cour~e. 

Internal Road Network Adjustment~ 

A detailed feasibility analysis of the proposed internal road network has been completed 
to address topographical constraints in the area and the technical requirements in relation 



to street destgn and sttt: access. The follow1ng mtnor changes to the tntcmal road 
network of the Concept Plan are proposed: 

• The proposed extension of 54A AvenLtC, WI!St of the ice arena. has been adjusted to 
addres~ the steep ropograph: at this location. The new road alignment will encroach 
sltghtl) on the north -easterly corner of Bob Rutledge Park . 

• An emergency access to serve the fuwrc business p<.:rk area was previously shown on 
Htghway 10. but has been relocated bcmecn 54:\ Avenue and 148 Street, followtng a 
more dctatled review of topography :.tnd the proposed road layout. The previous 
locatton was less c.iesirablc from a technical point of view and more costly due to the 
elevation of properties fronting Highway I 0. The proposed location will utilize an 
existing gravel driveway and will function also a!-' a pedestrian access to the park. 
The access will be permanently gated to restrict access only to emergency personnel 
and equipment and, therefore, will not result in increased traffic on 148 Street and the 
neighbourhood to the west. Additionul details on ihis matter ;Jrc provided below. 

.. The locatton for the future road (P<.:norama Drive), that extends sourh from 5·lA 
Avenue, has been shifted to the cast to allow for a beuer configuration of Jots for 
business park development and provtde improved access to future industrial busines~ 
park sites to the south . The proposed road will be located on what is presently the icc 
arena parking lot and will be achieved as part of the arena expansion proposal through 
of a property exchange. 

Bob Rutledge Park Adjustment/Expansion 

The proposed alignment for the extension of 54 A Avenue will result in a minor 
encroachment on the northeast corner of the purk. Additionally, a further adjustment is 
proposed along the easterly boundary of the park to allow for the creation of more 
functional business park sites, immediately east of the park on the south side of 54A 
A venue. Based on these adjustments. approximately 0.55 ha ( 1.4 acres) of land. 
previously shown as part of the park, IS proposed to be redesignated to accommodate 54 A 
A venut:: and for future business park ·.Jse. This adjustment will not impact the existing 
tennis courts located at the southeast comer o:· the park. 

To offset this Joss of park space along the easterly boundary of the park. it is proposed 
that the City acquire. for park purposes. the northerly 0.8 haC acres) of the property 
located at 5400- 148 Street. on the south side of the existing park site and consolidate this 
site with the existing park. The proposed park acquisition will result in a net increase in 
total open space in the area of approximately 0.25 Ha (0.62 Acres). The land proposed 
for acquisition also contatns substantial vegetation of considerable value and will 
enhance passive recreauonal opportunities in the area and provide a better park resource 
for neighbourhood residents. 

Redesignallon of 5400- 1-+8 Street 

This property is located Immediately south of the existin~ park and wa~ r:reviously 
identified for Suburban residential development. However. as noted above. the norther!~ 
portion of this propeny is proposed to be acquired for a southerly expansion of Bob 
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Rutledge Park. The remaining southerly portion of the site is physically isolated from the 
future park area by a significant break In topography and cannot be accessed from the 
north. As a result. the southerly portion of the :;itc is proposed to be redesignated to 
Business Park use and will be accessed and developed in coordmation with the adpcent 
parcels to the south and east. 

A landscape buffer is proposed to be established along the westerly bour.dary of this site. 
as a condition of development to Business Park u~es. to protect the adjacent Suburban 
desi_gnated property to the west. 

Elimination of Landscaoe Buffer alone H1ghwav 10 

The current Concept Plan for the area includes a 15 metre (50 foot) landscape buffer 
along Highway 10. While landscape buffers along highways are necessary to provide 
noise and visual protection for adjacent residential uses. they arc not typically as critical 
for commercial or industrial uses. Further, businesses often rely on visual exposure to 
adjacent highways to attract customers. The need for a landscape buffer along Highway 
10 is further mitigated by the fact that strict design controls will be imposed on future 
business park developments in this area at the development review stage. The Zoning 
By-law requires buildings to be setback 7.5 m (25ft.) from Highway No. 10 and 
prescribes, as a minimum, a 3m (10ft.) wide landscaped strip. including ground cover 
and trees, along all boundaries of the site. In addition, business park development along 
Highway No. I 0 will be subject to a Development Permit and, thus, will have to comply 
with design guidelines adopted by Council under the Official Community Plan. These 
guidelines will ensure a site and building design that is sensitive to surrounding 
development and provide an appropriate landscaped interface along the Highway. On 
this basis, the specific requirement for a landscape buffer along Highway 10 has been 
eliminated. 

Fetruary 7. 2002 Open House 

The proposed amendments to the East Panorama Concept Plan (Option 2) were presented 
for public review at an Open House held on February 7, 2002. Detailed information on 
the proposed amendments was made available to the public prior to the meeting. Notices 
of the Open House were included in the local newspaper and distributed by direct mail to 
the ow!1ers of lots in the surrounding area and to the East Panorama Ridge R:>tepayers 
AssociatiOn. Approximately 50 people attended the Open House. Attendees were able to 
view display boards that illustrated the proposed amendments and were provided with 
information packages on the proposed changes and the Concept Plan amendment process. 

Survey questionnaires were dist1ibuted to attendees of the Open House and were also 
made available for pickup at City Hall during the week following the Open House. 
Fifteen completed qu~stionnaires were submitted to the Planning AND Development 
Department. 

The following IS a summary of the primary areas of comments and concerns raised by the 
attendees and survey respondents, regarding the proposed amendments, together with the 
Planning and Development Department response to each in italics· 
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• Busines- Park Uses: 

A few rc:~idems expressed opposition to the expansion of industrial business park 
uses, ap, roved previously bv Council (Option I A). Concerns raised included the 
follow1n/: 

-The e:<.Loting Off1cial Community Plan should be respected: 
-Suburb;; . res1dential development is more appropriate for the area: 
- A larger residential buffer zone is needed between residential areas and industry: 
- Industri:.d warehouses will destroy the residential character of the area. 

In July ~000 Council endorsed the East Panorama Concept Plan as a basis for 
guiding iiaure deve/opmr•nr in the are. and inst rucred staff to bring fonm rd 
del'e/,Jpm,·nr applications and Local Area and Official Commzmity Plan 
amendn ,·urs, based on this plan. The apprm·ed plan propoJ·ed a sens::il'e 
interface 1,·irh the adjacem r< Jidenria/neighbourhood to the west through 
compleriou of residential lots on the east side of 148 Street. restriction of 
vehicular access benn!£'11 the industrial and residemial area and establishment of 
.1peci[ic building design controls and landscape buffer requirements along the 
interface boundary. The amended plan (Option 2) •1zainrains these requirements 
in accordwzce ~~ irli the previous Concep: Plan approved by Council. 

• Transpon:.Jtiun: 

Several rt:~.idents are opposed to the relocation of the emergency access 
cvnnect11 1 from Highway No. 10 to 148 Street. Some of the reasons identified 
mclude cuncems about the potential for this access to become a full road in the 
future and the impact of emergency vehicle traffic on the neighbourhood . 

The concerns regarding the need to separatefuwre business park rrafjicfrom 
residenriu.l traffic, west of 148 Street, were addressed previously through the 
establishment of strict vehicular traffic restrictions between the industrial and 
residemwl area. These access restrictions remain in place and are nor aj(ectt!d 
by the proposed amendments. There are no plans to ,remove these restrictions by 
creating a through-road at the location of the emergency access. The proposed 
amendmelll is intended to address safety issues and the need for emergency 
l'ehicle acd:.1·s ro the area. 

The Engineering Departmem has reviewed the possible alrematil•e /ocarionsfor 
the emergency access for jiaure business park sires in the area, in consultation 
with the Fire Dt!partment. The following i~sues were considered in the re1·iell' of 
the proposed emergency access location on 148 Street versus the previous 
location 5ilown on Highway No. 10: 

- The 140 Street location will provide the most direct route to the geographic 
centre of the business park: 

- The 148 St. location has much better c.:ccess grades. will he wholly within a City 
right-of-way, wi/ljilllction also ru a park/pedestrian access mute and lt·i// 
comain City servic-:s/urilities; · 

s 
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The Fire Department has raised concems abow the ability of large fire vehicles 
to negoriare the steeper acce:.s.fimn Highll'ay No. 10; and 

- The Highway No. 10 access would be located on priva.e property. 1rhich could 
limit the abilityfor full-rime accessibility as an emergency rowe. due to 
crmcems ahow security for pril'ate industrial properties and the need for acct.:s.\ 
restrictions w;d security fencing 011 these sires. 

As a res:llr, ihe Engineering Department has conc!udPd that the prop(}.led location 
for the emergency access off 148 Street is the most desirable from the perspective 
of long-renn accessibilay, security, safety and overall cost. l11e proposed 
e1iwrgency access ll'ill be pemwnenrly gated ll'ith barriers that are impassable to 
vehicular traffic and may be wili-;,ed o11lv by pedestrians or. very il({rcquenrly. by 
emergency vehicles. As such, the proposed locario11 of this restricted access is nor 
t!.tpected to impact tht! adjacent neighbourhood. 

o Open Space/Buffers: 

Most residents indicated support for the proposed park acquisition (northerly 
portion of 5400- 148 Street). However. several residents mised concern about the 
proposed park adjustment. including the loss of trt>es along the easterly park 
boundary, increased proximity and visual intrusion of industrial development east 
of the park and the need for buffering (landscapm~/fencing) along the easterly 
boundary of the park. Scieral residents requested that the park acquisition should 
occur before the road and industrial lands east of 1he park are developed to ensure 
no net loss of parkland in the short term. Concerns were nlso raised that the 
proposed park access on 54A Avenue will promote undesirable activities in the 
park, and provide opportunities for crime in the re:;idential neighbourhood west of 
the park. 

The City Landscape Architect reviewed the !rees located along the easterly park 
edge that will be impacted by rize adjustmellt to the park boundary. The resulrs 
indicated that the majority of the vegetation within this area (deciduous specil!s) 
is nor significant and would likely be impacted by adjacem road and industrial 
development, even witlzow the proposed adjustment and. titus, 1\'ou/d be lost. By 
contrast, the proposed park acquisition to the south includes substantial 
vegetation of high qualiry and value that can he retained over the longer rem1. 

To address the issue of the visual intrusion o.ffiaure business park Lues adjacent 
to the park, a 6 m (20 foot) landscaped buffer. including perimeter landscaping 
and fencing, will be refjuired on the adjacent business park sire as parr ofthe 
Development Permit requiremem for this site. 

Wirh respect to the partial acquisition of 5400- 148 Street .for park. the Parks. 
Recreation & Culture Departmem identified this acquisition in rile Parks 
Acquisition Master Plan, as a top priority (Priority /1) and funding has been 
allocated from !he parkland acquisition program. In accordance with this 
priority, the City will make an ejjnrr to acquire the property in a timely manner. 
However, the actual timing of the proposed park properly will be dependent on 
the on-going discussions 1\'ith the Oll'ncr regarding this partial acquisition. 
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Sh 111ld 5-1/1. Avenue road construction and business park sire development occur 
pnor to the park acquisition. actions ll'i/1 he taken to ensure-no impact to park 
Zl.lcn in the short remz. 

In renn.1 ofsafery and security in the area. the incrr:a.1crl r)(lrk .1'{1(1( <' .••zd 
llll{'ICIIlentutiOii of the bu.•·inl'.\'.1' park p/c;ll Tilf eflllll/1(1{( tlldt•sim/Jic w·til·itit'S. 
j/ICh as motorbike:;, on the previoll.\ly 1 ~cant lanc/.1 and, therefore. enlwnct' r!ze 
Ol'eral/qualiry of the neighbourhood. It i.1 also noted that a City hy-lmr, H'hich 
.wpulares that parks are closedfrom dusk until dall'n, rc~ulares park use and 
enforcemelll procedures are followed 1vhen necessary. 

Implementation of the East Panorama Ridge Concept Plan 

Amendrrents to the Official Communit) r'' . .m and Ea~t PanorJmJ Local Area Plan ;.tre 
required to implement the East Panorama Ridge Concept Plan Amendment (Option 2J 
However. the specific details of the plan amendments (final lot dimension~ and n .IL 

locations) are not known at this time and will be determined at the development 
application stage. Therefore, it is recommended that. instead of Introducing a by-law to 
amend the Official Commumty Plan at r.his time. Council should in~truct staff to bnng 
forward Official Community Plan and Local Area Plan amendments. concuJ'rcntly wnh 
rezoning applicatiOns to be processed. based on the East Panorama Ridge Concept Plan 
Amendmer.t (Option 2). 

COI\;CLUSION 

Since the adoption of the East Panorama Ridge Concept Plan (Opt.ion 1 A), a further 
detailed review of the plan area has been completed. As a result of this review , 
amendments to the East Panorama Ridge Concept Plan (Option 2) are considered 
necessary to address some technical issues related to road location and topography and 
opportunities related to the expansion of the existing 1ce arena. reassessmenr of landscape 
buffer requirements for non-residential uses along H.Jghway 10. expansion of Bill 
Rutledge Park and creation of parcels suitable for busmess park development. 

A public -::onsultation process has been completed and mmor adjustments to the plan ha\'e 
been completed to address issues of crncem raised by the public, includmg the 
requirement for landscape buffering between the new park boundary and adjacent 
b!.!siness park development. 

7 
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It is recommended that Cour.ci i approve the East P.morama Ridge Concept Plan 
AmcndmeTJt (Option ..:) and thJt staff be authonzed to bnng fon1 ard the neces~ary 
Official Commumty Plan an d Local Area Plan amendment~. concurrently\\ Ith future 
rezoning applications. based on the Amended Conce~~Blan. 

RC:Vkmsisa11 

Aitachments 

Appendix I 
Appendix II 
Appendix III 
Appendix IV 

Murray D. Dim,oodic 
General Manager 
Planning & Development Depanment 

Context and Existmg Development Plan 
Approved East Panorama Ridge Concept Plan (Option J A) 
Proposed East Panorama Ridge Concept Plan Amendment (Option 2) 
Fehruary 7. ?002 Public Open House Results 
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East Panorama Ridge Concept Plan Amendment 
Public Open House- February 7. 2002 

Public Open House & Survey Questionnaire Results 

Public Op,:n Hou\e Auendance (Approx.): "iO 

Tot:ll #of Responses (Hou~ehold~): I) 

Issues & Concerns: 

Tb.(; following represents a general ~ummary of the conc:!rn' Identified in the survey 
respon!>es (The number following the comment denote~ the number of households that 
rai~ed the issue). 

Lo.nd Use Concept Issues 

Appendix IV 

• Opposed to the approved Concept Plan (Option I A) and the development of additional 
business park areas in the immediate nei£;hbourhood (5). 

• The area should be developed in accordance with the existing OCP (5). 
+ Industrial development is not appropriate for prime view residential property (2). 
• Residential Yz acre lots along 148 Street are not economically viable. and should be 

replaced with a substantial landscape buffer. 
• The proposed buffer zone of 6 to 15 metres is insufficient to protect the residential 

area west of 148 Street. A larger residcnti<Jl buffer zone should be ~et aside. 
• De~ign restrictions should be imposed on lie·;; ~:''iidentiallots on 148 Street. 
• Small lots would be L'c!tter on 148 Street to avoid monster home~: Surrey docs not 

enforce its by-laws. 

Transportation Issues 
• Emergency access to 148 Street should not become a full acce~' in the future (5) 

• Emergency access will impact the quiet enjoyment of the neighbourhood. and should 
be relocated the emergency access to Hignway 10. (6) 

• Businesses should not have direct access to Highway I 0. thereby impacting traffic 
movements on the Highway. 

• Crossing Highway I 0 to get to the shopping centre is a problem. 

Open Space/Buffers 
• The entire property at 5400- 148 Street should be acquired for park (2). 
• Encroachment on easterly edge of open space will ~ring industry closer to the 

re~idential neighbourhood west of 148 Street and is undesirable. ( 6) 
• Timing of Open Space adjustment is important: ensure that new open space is acquire 

prior to the easterly edge of the park beir:g developed for business park and road. (6) 
• Emurc Fencing and/or landscaping along the easterly edge of th~ park adjacent to the 

futuie business park to avoid visual intrusion of business park buildings. (5) 

I~ 



• There should be 10m t33 feet) between the tenm!'> courts and the husine~~ park . 
• The proposed park access on 54A Avenue may result in undesirable activities and 

undesirables in the park. (3) 


