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                 Corporate                                                      NO:  L013

                       Report                                   COUNCIL DATE:  October 6,
2003

 
 
REGULAR COUNCIL – LAND USE

TO: Mayor & Council DATE: October 3, 2003

FROM: General Manager,
Planning and
Development

FILE: 6520-20
(Campbell
Heights)

SUBJECT: Campbell Heights Local Area Plan – Implementation
Report

 
 
RECOMMENDATION
 

The Planning an Development Department recommends that Council:
 

1.                  Receive this report as information;
 

2.                  Approve an amendment to the Official Community Plan to delete the lands illustrated in Appendix "A" from the Designated Development Permit Area and authorize the City Clerk to bring forward the required amendment by-law for the required readings and to set a date for a Public Hearing;

 

3.                  Approve amendments to Surrey Zoning By-law, 1993, No. 12000 to incorporate the Business Park 1 Zone (IB-1) and Business Park 2 Zone (IB-2) and other related text amendments, as documented in Appendices "B" and "C", respectively, and authorize the City Clerk to bring forward the required amendment by-law for the required readings and to set a date for a Public Hearing;
 

4.                  Authorize the City Clerk to bring forward a by-law for the required readings which will rezone the lands illustrated in Appendix "D" from Intensive Agriculture Zone (A-2) (By-law No. 12000) and Comprehensive Development Zone (By-law No. 5942) to Business Park 1 Zone (IB-1) (By-law No. 12000) and to set a date for the related Public Hearing;
 

5.                  Authorize the City Clerk to bring forward a by-law for the required readings which will rezone the lands as described in Appendix "D" of this report from General Agriculture Zone (A-1) (By-law No. 12000) and Comprehensive Development Zone (By-law No. 5942) to Business Park 2 Zone (IB-2) and to set a date be set for the related Public Hearing;
 

6.                  Authorize the City Clerk to bring forward a by-law for the required readings, which will rezone the lands shown in Appendix "D" of this report from Intensive Agriculture Zone (A-2) (By-law No. 12000) to Neighbourhood Commercial Zone (C-5) and to set a date for the related Public Hearing; and
 

7.                  Instruct staff to resolve the following issues prior to Final Adoption of the above by-laws:
 

(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)               Ensure that the Purchaser (i.e., Kingswood Capital Corporation and Progressive Construction Ltd.) have signed an appropriate agreement and posted a letter of credit with the City that will act to guarantee the completion of the detailed design plans of the Development Cost Charge funded engineering services for the Phase 1 lands; and
 
(c)                Finalize the Campbell Heights Business Park Design Guidelines to the satisfaction of the General Manager, Planning and Development.

 

INTENT
 

The purpose of this report is to provide Council with a summary of public input received at open houses held earlier this summer in relation to the proposed implementation of the Campbell Heights Local Area Plan related to the agreement between the City of Surrey and Kingswood Capital Corporation and Progressive Construction Ltd. to allow the Campbell Heights area to be opened for development.  This report also documents the steps required to implement the first phase of industrial development in Campbell Heights, including the pre-zoning of some lands,
preparation of design guidelines and the development of a design review and approval process.

 

BACKGROUND
 

Council, on December 11, 2000, adopted the Campbell Heights Local Area Plan that provided a land use concept and engineering servicing strategy for the development of lands in the Campbell Heights area of the City.
                                                                                                      

On June 9 2003, Council considered Corporate Report No. L008 entitled "Campbell Heights Local Area Plan Amendments – Status Report" (Appendix "E") and approved the recommendations of the report, including authorizing staff to proceed to a public information meeting/open house to present information to and receive input from the public on the proposed implementation of the Campbell Heights Local Area Plan.
 

More recently, on July 24, 2003, Council approved a Purchase and Sales Agreement with Kingswood Capital Corporation and Progressive Construction Ltd. (the "Purchaser") to sell approximately 265 acres (200 developable acres) of City-owned land on the east and west sides of 192 Street between 20 Avenue and 28 Avenue.  The sale is under a partnership agreement with the City that includes an arrangement related to providing engineering services to the Campbell Heights area.  The subject lands are illustrated in Appendix "F".
 

As part of the Purchase and Sales Agreement, approximately 100 acres of the land is to be used for "high-end", light impact industrial uses and approximately 100 acres of the land may be used for business park uses.  The plan is proposed to be implemented through a Council-initiated rezoning of the subject lands to two new industrial zones, these being the Business Park 1 (IB-1) and Business Park 2 (IB-2) Zones.
 
DISCUSSION
 

A.        Open Houses
 
Public open houses were held on June 23 and June 26, 2003, to receive public input on the proposed implementation plan for Campbell Heights.  Approximately 266 people attended these two open houses.  The open houses were held from 5:30 to 8:00 p.m. at the East Kensington Elementary School, located at 2795 – 184 Street on each date.  A series of display panels were presented at the open houses, which included information on the proposed Business Park 1 (IB-1) and Business Park 2 (IB-2) Zones; the conceptual land use plan and zoning plan for the lands
that the City is selling; draft design guidelines; the proposed design review process; environmental management strategies for fish and wildlife resources in the area; and conceptual engineering servicing strategies.  Staff from the Planning and Development Department and the Engineering Department, as well as the City's consultant was in attendance to answer questions.

 
Attendees were asked to complete a comment sheet to document their opinion on various aspects of the proposed implementation plan.  The comment sheet (attached as Appendix "G") included a series of statements on various aspects of the plan with structured responses after each statement ranging from "Strongly Agree" to "Strongly Disagree".  In addition, the comment sheet included a number of open-ended questions.

 

B.        Summary of Comments
 

Of the 266 people who attended the two open houses, each of 37 people completed and returned a comment sheet.  In addition, the Planning and Development Department also received a number of letters on various aspects of planning for the City-owned land.
 

The information gathered from the Open House comment sheets is summarized in the following table:
 

Issue Strongly
Agree/Agree

Disagree/

Strongly
Disagree

Neutral No
Response

The land uses
proposed for
Phase 1 City
lands are
generally
consistent
with the
overall
planning
objectives for
Campbell
Heights

 
 
15 (41%)

 
 
7 (19%)

 
 
12 (31%)

 
 
3 (8%)

The
significant
environmental
features of the
Phase 1 lands
are
adequately
preserved and
protected.

 
12 (32%)
 

 
16 (43%)

 

8 (22%)

 
1 (3%)

The proposed
road network
provides good
access to the
Phase 1 City
lands.

 
15 (41%)

 
13 (35%)

 
5 (14%)

 
4 (11%)

Preliminary
design
guidelines
will see the
development
of buildings
with a high
quality of
design and
landscaping.

 
 
16 (43%)

 
 
9 (24%)

 
 
9 (24%)

 
 
3 (8.1%)

Proposed IB-
1 and IB-2
Zones are
generally
supportable.

 
14 (38%)

 
15 (41%)

 
5 (14%)

 
3 (8.1%)

 
A synopsis of the comment sheet responses is provided in Appendix "H".
 

C.        Main Issues and Concerns
 

The responses and concerns expressed through the open houses can be grouped into a number of main issues.  These are as follows:

 

1.                   Loss of Fish and Wildlife Habitat and Open Space

 

Concerns have been expressed that the proposed modifications to the Plan pay insufficient attention to the fish and wildlife values in the Plan area and that new development, if it is allowed to proceed, needs to be better integrated with the environmental values of the lands.  Specific concerns focus around the loss of wildlife habitat and wildlife corridors, potential impacts of development on the Little Campbell River to the east and south and
to the Twin Creeks to the west and south, of the Plan Area.

 

Staff Comments

 

A series of environmental reports have been completed for the City-owned lands in Campbell Heights.  The proposed land use plan implementation incorporates the recommendations of these reports.

 

With respect to fish habitat, a fish habitat reconstruction concept plan has been prepared and has been generally supported by the Department of Fisheries and Oceans.  This plan will see the reconstruction of three enhanced fish habitat corridors located adjacent to the alignments of 194 Street, 196 Street and 20 Avenue (Appendix "I").  These watercourse corridors will be approximately 60 to 66 metres in width and will be located to maximize the retention of existing habitat and vegetation features.  As well,
drainage mitigation works are proposed to protect water quantity and quality in the Little Campbell River located to the southeast of the project site and East Twin Creek located to the southwest of the project site.
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With respect to wildlife, a comprehensive wildlife inventory and habitat preservation plan has been prepared to protect the bio-diversity of the area.  High value habitats (i.e. those supporting the greatest diversity of wildlife species and/or species considered to be at risk) associated with the riparian corridors of the Little Campbell River and East Twin Creek, and the mature woodlands to the south of the project area, are proposed to be preserved (Appendix "I").  Linkages between these areas are provided to
maintain regional wildlife variety.  Other high value areas within the study area include man-made wetlands and ponds inhabited by the provincially blue-listed red-legged frog.  These habitats will either be preserved or reconstructed in conjunction with the fish habitat corridors.

 

In addition to these high value habitat areas, some moderate value habitat is proposed to be retained (and enhanced) along the southern boundary of the study area.  This is to primarily provide an improved linkage between high value habitats.

 

The environmental corridors, as recommended by the environmental consultant, are generally consistent with the Open Space/Buffer concept included within the existing Campbell Heights Local Area Plan.  This concept features a linkage from Latimer Park, south to 20 Avenue, paralleling what would be 194 Street.  The original concept also shows an east-west corridor along the high value habitat paralleling 20 Avenue (Appendix "J").  A north-south corridor, generally paralleling what would 190 Street between
20 Avenue and 24 Avenue, plus a corridor along the south side of 24 Avenue east to 192 Street, was also shown in the original concept.  At the time the original land use concept was prepared, no provision was made for an internal road system to access development on smaller sites within the subject City-owned lands.  This was, in part, related to the emphasis in the original plan to attract large anchor users, particularly in the high-tech sectors.  The proposed implementation plan that allows for "high-end"
light impact industrial uses and a broader range of parcel sizes has resulted in the need to introduce an internal local and collector road system within and at the edge of, the initial phase of development.  This road system features the extension of 192 Street, south of 24 Avenue to 22 Avenue, and the extension of 22 Avenue, east to 194 Street (Appendix "K").  The north-south environmental corridor, shown in the original concept, now conflicts with the basic transportation concept for the area.  To
compensate for these two corridors, the current concept includes an enlarged east-west environmental corridor along the north side of 20 Avenue, extending east to connect with the unconstructed 194 Street (right-of-way) corridor and, subsequently, to the Little Campbell River.  The 194 Street corridor commences at 192 Street at the terminus of an east-west aligned environmental corridor to the south of Latimer Lake Park.  This corridor was not part of the original open space concept.

 

2.                   Loss of Stokes Pit as a Natural Recreational Area

 

The Stokes Pit/Latimer Lake area is currently used as a recreational area for a variety of outdoor recreation activities.  A number of individuals have expressed concerns that there are fewer and fewer natural areas in the City of Surrey to accommodate the growing number of hikers, walkers, horseback riders and cyclists and that the conversion of this area into an industrial park runs contrary to Surrey's "Active City" initiatives.

 

Staff Comments

 

The implementation plan for the first phase of Campbell Heights development generally supports the policies of the Local Area Plan pertaining to parks and recreation.  More specifically, the following recreational amenities are proposed:

 

·        Latimer Park will be retained and enhanced.  The coniferous forest, east of Latimer Park, is also proposed to be preserved and dedicated as park;

 

·        A pedestrian trail system will be developed to connect the existing trail system in Latimer Park with a linear open space corridor in the south.  Where located in proximity to environmental features, the pedestrian routes will be developed along the outer edges of habitat areas involving design and construction practices that are sensitive to the natural environment.

 

As discussed in the previous section, a portion of a north-south trail system along what would be 190 Street, identified in the original land use concept for Campbell Heights, has been deleted to complete the internal road system required to provide efficient vehicular circulation within the initial phase of development.  This is offset by widening the environmental corridor along the north side of 20 Avenue, east of 192 Street, from 50 metres to 60 metres, which provides a trail system for pedestrians and a
corridor for wildlife.  The revised concept also includes a new link between 192 Street and the unconstructed 194 Street right-of-way, along the south side of Latimer Park, as illustrated in Appendix "I".  This corridor is 63.5 metres in width.

 

3.                   4-Year Servicing Moratorium and Development of Lands Outside of Phase 1

 

As part of the Purchase and Sales Agreement, individual properties outside of the initial phase of development (the "Phase 1 lands") are not permitted to connect to the sanitary sewer for a period of 4 years.  This arrangement and the apparent lack of a servicing strategy for lands beyond the Phase 1 boundary is identified as a key concern, particularly by owners of properties which will front the sanitary sewer line, but will not have access for
four years.

 

Staff Comments

 

The four year servicing moratorium is intended to address two objectives.  From a business perspective, it provides the City's development partner with a comfort level that lands outside of the Phase 1 development lands will not be brought on stream to compete with the marketing the Phase 1 lands.  These other lands could potentially be brought to market at a lower price since they would not be exposed to the heavy off-site servicing costs associated with the Phase 1 lands.  From a land use and servicing
perspective, the moratorium on servicing for lands outside of the initial phase of development will serve to direct all the initial development efforts to a core area of development where servicing will be readily available.  Development Cost Charge revenues generated by the project will not be diverted to other areas within Campbell Heights.  In addition to these factors, the Purchase and Sales Agreement includes an allowance for lands outside of the initial phase of development to connect to the services, if such
other proposal, consisting of at least 25 acres of land, is being developed and built upon as a unit.

 

4.                   Design Submission Approval Process and Quality of Development

 

The proposal to exempt development applications from the Development Permit process and to transfer the design review and approval process to a Design Review Committee is another concern identified through the open houses.  There is concern that the process removes the checks and balances necessary to ensure that only quality developments are approved and that a developer-biased committee will always approve development.

 

Staff Comments

 

Design Review Process:

 

Council has endorsed, in principle, a design review process to replace the Development Permit process for the lands comprising the initial phase of development in Campbell Heights.  The design of sites in the Phase 1 lands is proposed to be reviewed and approved by a Design Review Committee.  This process is being implemented on a pilot basis.  Council can choose to re-implement the development permit system at any time  should it find that this new process is not meeting expectations.  The evaluation of
design submissions by the Design Review Committee is to be based on a detailed set of design guidelines which are to be registered as a restrictive covenant and building scheme on the title of each of the lots comprising the initial phase of development.  As presented at the open houses held earlier this summer, the Design Review Committee was to consist of a representative of the Purchaser (i.e. Master Developer), the project design consultant for the master developer and the City Architect or other staff
person designated by the General Manager of Planning and Development.

 

In response to the concerns raised at the open houses, the membership on the Design Review Committee has been adjusted to consist of four representatives – the Master Developer, the project design consultant for the master developer, the City Architect and one other staff person designated by the General Manager, Planning and Development.  This revised Committee structure strikes an even balance between the developer group and the City and will be a results-oriented team focussed on identifying
design issues and assisting each applicant for development to develop effective design solutions in a timely way.  The design review process includes specific timelines (for both the applicant and the Committee) to ensure that the various steps in the process are completed in a timely manner.

 

To further ensure that development in the initial phase of development in Campbell Heights is of high quality, the Design Review Committee is structured to function on a consensus basis.  For a project to be approved by the Committee, all members of the Committee must approve all aspects of the project design.  If the members of the Committee cannot reach consensus, the specific aspects of the design not achieving a consensus will be referred to the Advisory Design Panel (ADP) for review.  The ADP's
recommendations on those specific aspects of the design will be considered final.  The Committee will consider any additional suggestions the ADP may offer on other aspects of the design.

 

The proposed Design Review Process and the Committee structure will be implemented on a trial basis.  The effectiveness of the process will be monitored and modifications will be implemented as needed.

 

Quality of Development:

 

The review of development proposals by the Design Review Committee will be based on a set of comprehensive design guidelines, which will be established for the initial phase of development.  A draft version of the design guidelines is attached to this report as Appendix "L".  The intent of these guidelines is to provide overall direction, guidance and context to prospective site developers for the planning and design of individual developments to ensure design coordination and to maintain a consistently high
standard of exterior architectural and landscaping appearance throughout the initial phase of development.  These will be used in a similar manner to the building schemes registered on single-family residential subdivisions.

 

The design guidelines are to be used in conjunction with the development policies and design guidelines for the Campbell Heights area contained within the Campbell Heights Local Area Plan and the Development Permit Area Guidelines contained in the Surrey Official Community Plan.

 

5.         Purchase and Sale of City Lands/Public Input Process

 

There continues to be concerns that the purchase and sale of City lands was completed "behind closed doors" and that decisions relating to the development of the lands have already been made with no meaningful input from the public.  There are also concerns that the costs of developing the necessary roads and services will far outweigh the revenue from the sale of the lands.

 

Staff Comments

 

The sale of the City-owned lands to Kingswood Capital Corporation and Progressive Construction Ltd. is based on the Memorandum of Understanding (MOU) between the City and the Campbell Heights Group (i.e. Kingswood Capital Corporation and Progressive Construction Ltd.) approved by Council on July 24, 2002.  The City has complied with all of the requirements of the Local Government Act related to the public notification and disclosure and intention to provide "assistance".  On July 24, 2003, Council
approved the Purchase and Sales Agreement between the City of Surrey and Kingswood Capital Corporation and Progressive Construction Ltd.

 

The City entered into this agreement with a recognition that the City's current business development base is deficient relative to providing sufficient jobs in the City for those members of the work force that reside in the City and relative to achieving a healthy tax base from which to provide a full range of services for the City's citizens.  It was also recognized, due to the very high costs associated with bringing engineering services to the Campbell Heights area and in the absence of some form of partnership,
that it could be many years before the area would see urban forms of business development in accordance with its OCP designation.  The City also recognized, due to the large area available for business development in Campbell Heights and its location and foundation characteristics, that once engineering services were made available for development in the area, Campbell Heights would offer a significant opportunity for new business development in the City of Surrey.  As such, the City's focus in structuring
the purchase and sale agreement with the Purchaser was not exclusively looking at the revenue stream made available to the City from the sale of its land, but also on the longer term revenue stream that would be recognized from business property taxes that would be payable to the City if the Campbell Heights area is developed with businesses.

 

D.        Implementation Measures
 

One of the terms of the Purchase and Sales Agreement between the City and Kingswood Capital Corporation and Progressive Construction Ltd. is that the City will undertake to modify the local area plan for Campbell Heights, if necessary, and to rezone the City land on or before January 31, 2004 to provide that approximately 100 +/- acres of City land that may be used for business park uses and 100 +/- acres of the City land that may be used for "high end" light impact industrial uses.  To this effect, two new
industrial zones were presented and endorsed, in principle, by Council, on June 3, 2003 – Business Park 1 Zone (IB-1) and Business Park 2 Zone (IB-2).  These two proposed zones were presented for public input at the open houses.  As documented previously in this report, no serious concerns were identified with these two proposed zones other than some concerns that if outdoor storage is permitted in the IB-2 Zone that it be adequately screened.  An overview of these two zones is presented in the following
sections of this report.

 

Business Park 1 Zone (IB-1)

 

The IB-1 Zone is modelled after the existing IB – Business Park Zone with modifications to the range of permitted uses, yards and setbacks, and landscaping.  The intent of this zone is to permit development of industrial business parks with a high standard of design consisting of light impact industrial uses, high technology industry, industry with a significant amount of research and development activity, warehouses, offices and service uses carried out in enclosed buildings forming part of a comprehensively
designed development.  Outdoor storage of any goods, materials or supplies is specifically prohibited in this zone.  In a similar vein, the IB-1 Zone includes a prohibition on the location of loading areas and garbage containers in any required front or flanking street yard setback.  This zone will apply to the lands located on the north side of 24 Avenue in the area of the designated Technology/Business Park as illustrated in Appendix "D".   The details of the IB-1 Zone are documented in Appendix "B" while the
major differences between the Business Park 1 Zone (IB-1) and the Business Park Zone (IB) are documented in Appendix "M".

 

Business Park 2 Zone (IB-2)

 

The IB-2 Zone is intended to accommodate "high end" light impact industrial uses and is similar to the IB-1 Zone except that the IB-2 Zone permits a limited amount of outdoor storage and display.  More specifically, the IB-2 Zone permits outdoor storage and display within a rear yard only and the area covered by outdoor storage cannot exceed the area of the lot covered by the principal building.  This zone also includes requirements for the screening of and the maximum height of any outdoor storage.  The
details of the IB-2 Zone are documented in Appendix "C".  This Zone will apply to the lands located on the south side of 24 Avenue, which are designated in the Plan as Business Park as illustrated in Appendix "D".

 

Truck parking and loading, other than that accessory to a principal use such as light impact industry, warehouse or distribution, is specifically prohibited in both the IB-1 and IB-2 Zones.  Accessory truck parking will be counted as outdoor storage area for the purposes of calculating the area of outdoor storage on any lot in this Zone.

 

By-law Amendments

 

The incorporation of the two new zones into the Zoning By-law and the rezoning of lands to these two zones within the Phase 1 development, requires Council to undertake a number of actions.  Amendments to the Zoning By-law to incorporate the Business Park 1 (IB-1) and Business Park 2 (IB-2) Zones will be necessary.  Similarly, the City has agreed to proceed through a rezoning process to rezone to the IB-1 and IB-2 Zones the lands within the Phase 1 development, as shown in the Zoning Plan attached as
Appendix "D".  Likewise, the City has agreed to proceed through a rezoning process to rezone to the Neighbourhood Commercial Zone (C-5), a site designated Commercial in the Phase 1 lands, as illustrated in Appendix "D".  Allowances for additional commercial uses at this location may be needed in the future to satisfy the needs of employees within this industrial business park area.
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In addition to the Zoning By-law amendments described above, the replacement of the Development Permit process by the design review and approval process previously described in this report, requires an amendment to the Official Community Plan to delete the subject lands from the Designated Development Permit Areas.

 

E.         Engineering Servicing

 

Extensive engineering servicing studies, to determine the servicing and transportation requirements of the entire Campbell Heights area, were undertaken as part of the Local Area Plan review in 2000.  These studies have been updated to reflect a change in the location of the first phase of development and to reflect a reduced level of utility consumption in the initial years of development in the area.  An overview of the servicing for the initial phase of development is attached as Appendix "N".  Preliminary
engineering to service the Phase 1 lands is now underway.  Detailed design work and a budget and scheduled timing of works to be constructed with each phase of development within the City lands, will be completed over the next several months.

 

Conditions Precedent to Final Adoption of Rezoning By-laws

 

It is recommended that the following conditions be satisfied, prior to final adoption of the rezoning by-laws recommended in this report:

 

1.                  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;
 
2.                  Ensure that the Purchaser (i.e., Kingswood Capital Corporation and Progressive Construction Ltd.) have signed an appropriate agreement and posted a letter of credit with the City that will act to guarantee the completion of the detailed design plans of the DCC-funded engineering services for the Phase 1 lands; and
 
3.                  Finalize the Campbell Heights Business Park Design Guidelines to the satisfaction of the General Manager, Planning and Development.

 

Condition 1 is a standard condition with all rezoning by-laws.  Condition 2 is being recommended in the absence of the final agreement between the City and the Purchaser being executed.  If the final agreement is executed, the Purchaser will be posting a letter of credit with the City in the amount of $1.5 million that will obviate this condition.  The Purchaser is anxious for the lands to be rezoned so as to further enhance their attractiveness to potential "end use" purchasers in the market.  Condition 3 reflects
the fact that staff and the Purchaser are still refining the Design Guidelines.

 

CONCLUSION
 

Open houses were held earlier this summer to present and receive public input on the proposed implementation of the Phase 1 development in the Campbell Heights Industrial area, in consideration of the Purchase and Sales Agreement between the City of Surrey and Kingswood Capital Corporation and Progressive Construction Ltd.  This report outlines comments and issues received at the open houses and identifies how this most recent input has been addressed in the revised Plan.  In support of the implementation plan, staff has undertaken a number of key
initiatives including the preparation of two new industrial zones – Business Park 1 (IB-1) and Business Park 2 (IB-2); the preparation of draft design guidelines for the Campbell Heights Business Park; development of a design review process to replace the current development permit process; and updating

engineering servicing studies.  It is recommended that Council authorize staff to proceed with a process to rezone the Phase 1 lands, in accordance with the descriptions provided in this report and subject to the conditions documented in this report.
 
 
 

Murray Dinwoodie
General Manager,
Planning and Development
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Appendix "A"

 

Appendix "B"

                            Business Park 1 Zone
Part 47A                                                                                          IB-1
 
 
 
A.        Intent
 
            This zone is intended to permit development of industrial business parks with a high standard of design consisting of light impact industrial uses, high technology industry, industry with a significant amount of research and development activity, warehouse, offices and service uses carried out in enclosed buildings forming part of a comprehensive design.  These uses shall be carried out such that no nuisance is apparent outside an enclosed building.
 
 
B.        Permitted Uses
 
            Land and structures shall be used for the following uses only, or for a combination of such uses:
 
            1.         Light impact industry including wholesale and retail sales of products produced within the business premises or as part of the wholesale or warehouse operations provided that the total floor area used or intended to be used for retail sales and display to the public shall not exceed 20% of the gross floor area for each individual business or establishment or 460 square metres [5,000 sq.ft.] whichever is less.
 
            2.         Warehouse uses.
 
            3.         Office uses excluding:

 
(a)        social escort services;
 
(b)        methadone clinics;
 

(c)        offices of professionals including without limitation, accountants, lawyers, doctors, dentists, chiropractors, physiotherapists, massage therapists and related health care practitioners and notary publics, nor the offices of real estate, advertising and insurance.

 
4.         Accessory uses including the following:
 
            (a)        General service uses excluding drive-through banks;

 
                        (b)        Eating establishments limited to a maximum of 200 seats and excluding drive-through restaurants;
 
                        (c)        Community services;
 
                        (d)        Child care centre; and
 
                        (e)        Dwelling unit(s) provided that the dwelling unit(s) is (are):
 

            i.          Contained within a principal building;
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            ii.          Occupied by the owner or a caretaker, for the protection of the businesses permitted;

 
            iii.         Restricted to a maximum number of:

 
a.         One dwelling unit in each principal building less than 2,800 square metres [30,000 sq. ft.] in floor area;

 
b.         Two dwelling units in each principal building of 2,800 square metres [30,000 sq. ft.] or greater in floor area;

 
c.         Notwithstanding Sub-sections B.4(e) iii.a. and iii.b., the maximum number shall be two dwelling units for lots less than 4.0 hectares [10 acres] in area, three dwelling units for lots equal to or greater than 4.0 hectares [10 acres] in area, and where a lot has been subdivided by a strata plan then there shall only be one 140-square metre [1,500-sq. ft.] dwelling unit within the strata plan.

 
iv.         Restricted to a maximum floor area of:

 
a.         140 square metres [1,500 sq. ft.] for one (first) dwelling unit on a lot;

 
b.         90 square metres [970 sq. ft.] for each additional dwelling unit; and

 
c.         Notwithstanding Sub-sections B.4(e) iv.a. and iv.b., the maximum floor area shall not exceed 33% of the total floor area of the principal building within which the dwelling unit is contained.

 
5.         For the purpose of Subsections B.1 and B.2 of this Zone, parking, storage or service of trucks and trailers on any portion of the lot not associated with the uses or operations permitted thereof shall be specifically prohibited.

 
 
C.        Lot Area
 
            The minimum site area for subdivision shall be 4 hectares [10 acres], except in the case of a remainder lot, where the lots including the remainder lot which were created by the same plan of subdivision are zoned IB-1.
 
 
D.        Density
 

1.         In Neighbourhood Concept Plan and Infill Areas as described and outlined on the maps attached as Schedule F attached to this By-law, the maximum floor area ratio shall not exceed 0.1 or a gross floor area of 300 square metres [3,230 sq. ft.] whichever is smaller.  The maximum floor area ratio may be increased to 1.00 if amenities are provided in accordance with Schedule G of this By-law.
 

2.         In areas other than the ones in Sub-section D.1 of this Zone, the maximum floor area ratio shall not exceed of 1.00.
 
 
E.         Lot Coverage
 
            The maximum lot coverage shall be 45%.
 
 
F.         Yards and Setbacks
 
            Buildings and structures shall be sited in accordance with the following minimum setbacks:
            

 Setback Front Rear Side Side Yard
  Yard Yard Yard on Flanking
Use     Street      
      
Principal and  16.0 m.* 7.5 m. 7.5 m.** 9.0 m.***
Accessory Buildings  [52 ft.] [25 ft.] [25 ft.] [30 ft.]
and Structures      

  
            Measurements to be determined as per Part 1 Definitions, of this By-law.
 
            *          The front yard setback may be reduced to 7.5 m. [25 ft.] if the area between the front face of any building or structure and a highway is not used for parking and is landscaped.
 
            **        One (1) side yard setback may be reduced to 3.6 metres [12 ft.] if the side yard abuts land which is commercial or industrial.
 
            ***      The side yard setback on a flanking street may be reduced to 7.5 m. [25 ft.] if the area between the flanking street face of any building or structure and a highway is not used for parking and is landscaped.
 
 
G.        Height of Buildings
 
            Measurements to be determined as per Part 1 Definitions, of this By law:
 
            1.         Principal buildings:  The building height shall not exceed 14 metres [45 ft.].
 
            2.         Accessory buildings and structures:  The building height shall not exceed 6 metres [20 ft.].
 
 
H.        Off-Street Parking and Loading/Unloading
 
            1.         Refer to Table C.3, Part 5 Off-Street Parking and Loading/Unloading of this By law.
 

2.         Notwithstanding Subsection D.3(a)ii of Part 5 Off-Street Parking and Loading/Unloading of this By-law, additional areas for parking of trucks and trailers associated with the uses and operations allowed on the lot may be permitted within the designated loading/unloading areas provided that:
 
(a)        the number of parking spaces shall not exceed the number of loading spaces and/or shipping/receiving doors; and
 
(b)        the parking spaces shall not be visible from the highways abutting the lot.

 
 
I.          Landscaping
 
            1.         All developed portions of the lot not covered by buildings, structures or paved areas shall be landscaped including the retention of mature trees.  This landscaping shall be maintained.
 
            2.         Along the developed sides of the lot which abut a Major Road as shown in the Official Community Plan, a continuous landscaping strip of not less than 6 metres [20 ft.] in width shall be provided within the lot.
 

3.         Along the developed sides of the lot which abut all highways other than a Major Road, as shown in the Official Community Plan, a continuous landscape strip of not less than 3.0 metres [10 ft.] in width shall be provided within the lot.

 

4.         A continuous landscape strip of not less than 1.5 metres [5 ft.] in width shall be provided along all side lot lines between a highway and 3.0 metres [10 ft.] back from the front face of the closest principal building fronting a highway.

 
            5.         A continuous landscaping strip of not less than 6.0 metres [20 ft.]  shall be created along all lot lines separating the developed portion of the lot from any residential lot.
 
            6.         Loading areas, garbage containers and passive recycling containers shall be screened to a height of at least 2.5 metres [8 ft.] by buildings, a landscaping screen, a solid decorative fence, or a combination thereof.
 
 
J.         Special Regulations
 
            1.         Land and structures shall be used for the uses permitted in this Zone only if such uses:
 
                        (a)        Constitute no unusual fire, explosion or safety hazard;
 
                        (b)        Do not emit noise in excess of 70 dB measured at any point on any boundary of the lot on which the use is located, provided that where a lot abuts a lot other than an industrial lot the noise level shall not exceed 60 dB; and
 
                        (c)        Do not produce heat or glare perceptible from any boundary of the lot on which the use is located.
 
            2.         Outdoor storage of any goods, materials or supplies is specifically prohibited.
 
            3.         Loading areas shall not be located within any required front yard setback or flanking street setback which abuts a major road, as shown in the Official Community Plan or any required setback adjacent any residential lot. 
 

4.         Garbage containers and passive recycling containers shall not be located within any required front or flanking street setback or any required setback adjacent any residential lot.
 
            5.         Child care centres shall be located on the lot such that these centres have direct access to an open space and play area within the lot.
 
 
K.        Subdivision
 
            Lots created through subdivision in this Zone shall conform to the following minimum standards:
 

 

Lot Size Lot Width Lot Depth   
   
2,000 sq. m. 30 metres 30 metres
[ 0.5 acre] [100 ft.] [100 ft.] 

Dimensions shall be measured in accordance with Section E.21, Part 4 General Provisions of this By-law.

 
 
L.         Other Regulations
 
            In addition to all statutes, by-laws, orders, regulations or agreements, the following are applicable:

 
            1.         Definitions are as set out in Part 1 Definitions, of Surrey Zoning By-law, 1993, No. 12000, as amended.

 
            2.         Prior to any use, the Lands must be serviced as set out in Part 2 Uses Limited, of Surrey Zoning By-law, 1993, No. 12000, as amended and in accordance with the servicing requirements for the IB-1 Zone as set forth in Surrey Subdivision and Development By-law, 1986, No. 8830, as amended.

 
            3.         General provisions are as set out in Part 4 General Provisions, of Surrey Zoning By-law, 1993, No. 12000, as amended.
 
            4.         Additional off-street parking requirements are as set out in Part 5 Parking and Loading/Unloading, of Surrey Zoning By-law, 1993, No. 12000, as amended.
 
            5.         Sign regulations are as set out in Surrey Sign By-law, 1999, No. 13656, as amended.
 
            6.         Special building setbacks are as set out in Part 7 Special Building Setbacks, of Surrey Zoning By-law, 1993, No. 12000, as amended.
 
            7.         Building permits shall be subject to the Surrey Building By-law, 1987, No. 9011, as amended, and the Surrey Development Cost Charge By-law, 2002, No. 14650, as amended, and the development cost charges shall be based on the IB-1 Zone.

 
            8.         Surrey Tree Preservation By-law, 1996, No. 12880, as amended.
 
            9.         Development permits may be required in accordance with the Surrey Official Community Plan, 1996, By-law No. 12900, as amended.
 
            10.       Provincial licensing of child care centres is regulated by the Community Care Facility Act R.S.B.C. 1996. c. 60, as amended, and the Regulations pursuant thereto including without limitation B.C. Reg 319/89/213.
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                            Business Park 2 Zone
 
Part 47B                                                                                          IB-2
 
 
 
 
A.        Intent
 
            This Zone is intended to accommodate and regulate the development of light impact industry, office and limited service uses with a high standard of design that are generally compatible with one another and with adjoining zones.
 
 
B.        Permitted Uses
 
            Land and structures shall be used for the following uses only, or for a combination of such uses:
 
            1.         Light impact industry including the wholesale and retail sale of products produced within the business premises or as part of the wholesale or warehouse operations provided that the total floor area used or intended to be used for retail sales and display to the public shall not exceed 20% of the gross floor area for each individual business or establishment or 460 square metres [5,000 sq.ft.], whichever is less.
 
            2.         Warehouse uses.
 

3.         Office uses excluding:
 
            (a)        Social escort services;
 
            (b)        Methadone clinics; and
 
            (c)        Offices of professionals including without limitation, accountants, lawyers, doctors, dentists, chiropractors, physiotherapists, massage therapists and related health care practitioners and notary publics, nor the offices of real estate, advertising and insurance.

 
            4.         Accessory uses including the following:
 
                        (a)        Coffee shops provided that the seating capacity shall not exceed 35 and the said coffee shop is not licensed by the Liquor Control and Licensing Act, R.S.B.C. 1996, chapter 267, as amended.
 

            (b)        General service uses excluding drive-through banks:
 

                        (c)        Child care centres; and
 
                        (d)        Dwelling unit(s) provided that the dwelling unit(s) is (are):
 
                                   i.           Contained within the principal building;
 
                                   ii.           Occupied by the owner or a caretaker, for the protection of the businesses permitted;
 
                                  iii.           Restricted to a maximum number of:
 
                                                a.         One dwelling unit in each principal building less than 2,800 square metres [30,000 sq. ft.] in floor area;
 
                                                b.         Two dwelling units in each principal building of 2,800 square metres [30,000 sq. ft.] or greater in floor area;
 
                                                c.         Notwithstanding Sub-sections B.4 (d) iii.a. and iii.b., the maximum number shall be two dwelling units for lots less than 4.0 hectares [10 acres] in area; and three dwelling units for lots equal to or greater than 4.0 hectares [10 acres] in area, and where a lot has been subdivided by a strata plan then there shall only be one 140-square metre [1,500- sq. ft.] dwelling unit within the strata plan.
 
                                    iv.         Restricted to a maximum floor area of:
 
                                                a.         140 square metres [1,500 sq. ft.] for one (first) dwelling unit on a lot;
 
                                                b.         90 square metres [970 sq. ft.] for each additional dwelling unit; and
 
                                                c.         Notwithstanding Sub-sections B.4(e) iv.a. and iv.b., the maximum floor area shall not exceed 33% of the total floor area of the principal building within which the dwelling unit is contained.
 

5.         For purposes of Subsection B.1 and B.2 of this Zone, parking, storage or service of trucks and trailers on any portion of the lot not associated with the uses or operations permitted thereof shall be specifically prohibited.
 
 
C.        Lot Area
 
            Not applicable to this Zone.
 
 
D.        Density
 

1.         In Neighbourhood Concept Plan and Infill Areas as described and outlined on the maps attached as Schedule F attached to this By-law, the maximum floor area ratio shall not exceed 0.1 or a gross floor area of 300 square metres [3,230 sq. ft.] whichever is smaller.  The maximum floor area ratio may be increased to 1.00 if amenities are provided in accordance with Schedule G of this By-law.
 

2.         In areas other than the ones in Sub-section D.1 of this Zone, the maximum floor area ratio (FAR) shall not exceed 1.00.
 
 
E.         Lot Coverage
 
            The maximum lot coverage shall be 60%.
 
 
F.         Yards and Setbacks
 
            Buildings and structures shall be sited in accordance with the following minimum setbacks:
  

 Setback Front Rear Side Side Yard
  Yard Yard Yard on Flanking
Use     Street      
      
Principal and  16 m.* 7.5 m. 7.5 m.** 9.0 m.***
Accessory Buildings  [52 ft.] [25 ft.] [25 ft.] [30 ft.]
and Structures        

 
            Measurements to be determined as per Part 1 Definitions, of this By-law.
 
            *          The front yard setback may be reduced to 7.5 m [25 ft.] if the area between the front face of any building or structure and a highway is not used for parking and is landscaped.
 
            **        One (1) side yard setback shall be 7.5 metres [25 ft.] or 0.0 metre if the said side yard abuts land which is commercial or industrial.
 
            ***      The side yard setback on a flanking street may be reduced to 7.5 m [25 ft.] if the area between the flanking street face of any building or structure and a highway is not used for parking and is landscaped.
 
 
G.        Height of Buildings
 
            Measurements to be determined as per Part 1 Definitions, of this By-law:
 
            1.         Principal building:  The building height shall not exceed 14 metres [45 ft.].
 
            2.         Accessory buildings and structures:  The building height shall not exceed 6 metres [20 ft.].
 
 
H.        Off-Street Parking and Loading/Unloading
 
            1.         Refer to Table C.3, Part 5 Off-Street Parking and Loading/Unloading of this By law.
 

2.         Notwithstanding Subsection D.3(a)ii of Part 5 Off-Street Parking and Loading/Unloading of this By-law, additional areas for parking of trucks and trailers associated with the uses and operations allowed on the lot may be permitted within the designated loading/unloading areas provided that:
 
(a)        the number of parking spaces shall not exceed the number of loading spaces and/or shipping/receiving doors; and
 
(b)        the parking spaces shall not be visible from the highways abutting the lot.

 
 
I.          Landscaping
 
            1.         All developed portions of the lot not covered by buildings, structures or paved areas shall be landscaped including the retention of mature trees.  This landscaping shall be maintained.
 
            2.         Along the developed sides of the lot which abut a Major Road, as shown in the Official Community Plan, a continuous landscaping strip of not less than 6.0 metres [30 ft.] in width shall be provided within the lot.
 
            3.         Along the developed sides of the lot which abut all highways other than a Major Road, as shown in the Official Community Plan, a continuous landscape strip of not less than 3.0 metres (10 ft.) shall be provided within the lot.
 
            4.         The boulevard areas of highways abutting a lot shall be seeded or sodded with grass on the side of the highway abutting the lot, except at driveways.
 
            5.         A continuous landscaping strip of not less than 1.5 metres [5 ft.] in width shall be provided along all side lot lines between a highway and 3.0 metres [10 ft.] back from the front face of the closest principal building fronting a highway. 
 
            6.         A continuous landscaping strip of not less than 6.0 metres (20 ft.) shall be  provided along all lot lines separating the developed portion of the lot from any residential lot.
 
            7.         Loading areas, garbage containers and passive recycling containers shall be screened to a height of at least 2.5 metres [8 ft.] by buildings, a landscaping screen, a solid decorative fence, or a combination thereof.
 
 
J.         Special Regulations
 
            1.         Land and structures shall be used for the uses permitted in this Zone only if such uses:
 
                        (a)        Constitute no unusual fire, explosion or safety hazard;
 
                        (b)        Do not emit noise in excess of 70 dB measured at any point on any boundary of the lot on which the use is located, provided that where a lot abuts a lot other than an industrial lot the noise level shall not exceed 60 dB; and
 
                        (c)        Do not produce heat or glare perceptible from any lot line of the lot on which the use is located.
 
            2.         Area for outdoor display and storage of any goods, materials or supplies shall:
 

(a)        Not be located within any front or side yard;
 
(b)        Not to be used for storage of trucks or trailers;

(c)        Not exceed a total area greater than the lot area covered by the principal building; and

 
(d)        Be completely screened to a height of at least 2.5 metres [8 ft.] by buildings and/or solid decorative fencing and/or substantial landscaping strips of not less than 2.5 metres [8 ft.] in height and not less than 1.5 metres [5 ft.] in width.  No display or storage of material shall be piled up to a height of 2.5 metres [8 ft.] within 5 metres [16 ft.] of the said screen and in no case shall these materials be piled up to the height of more than 3.5 metres [12 ft.].

 
            3.         Loading areas shall not be located within any required front yard setback or flanking street setback or within any required setback adjacent any residential lot.
 
            4.         Garbage containers and passive recycling containers shall not be located within any required front or flanking street setback, or any required setback adjacent any residential lot.
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            5.         Child care centres shall be located on the lot such that these centres have direct access to an open space and play area within the lot.
 
 
K.        Subdivision
 
            Lots created through subdivision in this Zone shall conform to the following minimum standards:
  

Lot Size Lot Width Lot Depth   
   
1,800 sq. m. 30 metres 30 metres
[ 0.5 acre] [ 100 ft.] [100 ft.] 

 
Dimensions shall be measured in accordance with Section E.21, Part 4 General Provisions, of this By-law.

 
 
L.         Other Regulations
 
            In addition to all statutes, by-laws, orders, regulations or agreements, the following are applicable:
 
            1.         Definitions are as set out in Part 1 Definitions, of Surrey Zoning By-law, 1993, No. 12000, as amended.
 
            2.         Prior to any use, the Lands must be serviced as set out in Part 2 Uses Limited, of Surrey Zoning By-law, 1993, No. 12000, as amended and in accordance with the servicing requirements for the IB-2 Zone as set forth in Surrey Subdivision and Development By-law, 1986, No. 8830, as amended.

 
            3.         General provisions are as set out in Part 4 General Provisions, of Surrey Zoning By-law, 1993, No. 12000, as amended.
 
            4.         Additional off-street parking requirements are as set out in Part 5 Parking and Loading/Unloading, of Surrey Zoning By-law, 1993, No. 12000, as amended.
 
            5.         Sign regulations are as set out in Surrey Sign By-law, 1999, No. 13656, as amended.
 
            6.         Special building setbacks are as set out in Part 7 Special Building Setbacks, of Surrey Zoning By-law, 1993, No. 12000, as amended.

 
            7.         Building permits shall be subject to the Surrey Building By-law, 1987, No. 9011, as amended, and the Surrey Development Cost Charge By-law, 2002, No. 14650, as amended, and the development cost charges shall be based on the IB-2 Zone.
 
            8.         Surrey Tree Preservation By-law, 1996, No. 12880, as amended.
 
            9.         Development permits may be required in accordance with the Surrey Official Community Plan, 1996, By-law No. 12900, as amended.
 
            10.       Provincial licensing of child care centres is regulated by the Community Care Facility Act R.S.B.C. 1996. c. 60, as amended, and the Regulations pursuant thereto including without limitation B.C. Reg 319/89/213.
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REGULAR COUNCIL – LAND USE

TO: Mayor & Council DATE: June 2, 2003

FROM: General Manager,
Planning and
Development

FILE: 6520-20
(Campbell
Heights)

SUBJECT: Campbell Heights Local
Area Plan Amendments
- Status Report

 
 
RECOMMENDATION
 

The Planning and Development Department recommends that Council:
 

1.                  Receive this report as information;

 

2.                  Endorse, in principle, the proposed Business Park 1 (IB-1) and Business Park 2 (IB-2) Zones for the Campbell Heights Group lands;
 

3.                  Endorse, in principle, the Campbell Heights design review process as described in this report; and
 

4.                  Authorize staff to proceed to a Public Information Meeting/Open House to present information to and receive input from, the public on the proposed amendments to the Campbell Heights Local Area Plan.

 

INTENT
 

This report provides Council with an overview of the work, to date, on proposed amendments to the Campbell Heights Local Area Plan to include an allowance for a portion of the land in the Campbell Heights area to be used for "high-end" light impact industrial uses.  These amendments are being undertaken in consideration of the Memorandum of Understanding between the City of Surrey and The Campbell Heights Group that was approved by Council in July 2002.
 
BACKGROUND

 

Campbell Heights Local Area Plan
 

Council, on November 22, 2000, approved a local area plan for Campbell Heights.  Campbell Heights comprises about 798 hectares (1,971 acres) of land located south of 44 Avenue, east of 186 Street, north of 18 Avenue and west of the Surrey/Langley
border (196 Street) (as illustrated on Appendix I).  The Campbell Heights Local Area Plan (the "Plan") includes a land use concept plan featuring a variety of high technology, research, office and business park uses, planning policies, design guidelines and an
engineering servicing strategy.  The development of the subject Plan included a program of consultation with the public, City Departments and external agencies.  The Plan put an emphasis on attracting large anchor users, especially in the high-tech sectors,
to kick start development in Campbell Heights.  For example, the Plan identified three large Technology Park sites ranging from 80 hectares (198 acres) to 101 hectares (249 acres).
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Agreement with Campbell Heights Group

 
More recently, Council on July 24, 2002, approved a Memorandum of Understanding (the "MOU") with the Campbell Heights Group (the "CHG") to sell approximately 250 acres of City-owned land within the Campbell Heights area to the CHG, subject to a number of conditions.  The mutual objective of the City and the CHG, with respect to the subject land, is as follows:

 
"To create an internationally recognized industrial business park which has been competitively positioned and marketed so that it will be a catalyst for significant business investment and job creation in Surrey".

 
The purpose of this report is to provide Council with an update on the work which has been undertaken, to date, in relation to preparing amendments to the Plan in support of the MOU and to obtain Council approval in respect of the general approaches to land use and zoning; engineering servicing and design review.  This report also includes a proposed work program/schedule to complete Plan amendments, including a public information meeting/open house to receive community input on the proposed Plan amendments.

 
DISCUSSION
 

Current Plan Designations
 

The Campbell Heights Group lands (the "CHG lands") comprise approximately 250 acres and are generally bounded by 28 Avenue to the north, 190 Street to the west, 20 Avenue to the south and 194 Street to the east (as illustrated in Appendix II).  The Plan currently designates the CHG lands, north of 24 Avenue on the west side of 192 Street, as Technology Park or Business Park and the balance of the CHG lands as Business Park (Appendix III).  The Technology Park designation provides for high technology,
science-based industries and industries with a significant research and development component, which are carried out in a campus-like setting.  The Business Park designation allows light impact industrial, high-tech industrial, warehouse, office and service uses.  These uses are to be enclosed in buildings forming part of a comprehensively designed development.

 

Proposed Local Area Plan Amendments

 

The Business Park designation requires that all permitted uses be enclosed in buildings.  While the range of uses within the Business Park designation is not proposed to be modified, it is proposed that a limited amount of outdoor storage be permitted in conjunction with light impact industrial, warehouse and distribution uses on the CHG lands designated "Business Park" and located on the south side of 24 Avenue (Appendix IV).  These lands cover an area of approximately 136 acres.

 

The engineering servicing strategy component of the Plan is being updated to reflect a change in the location of the first phase of development in Campbell Heights and to reflect a reduced level of utility construction in the initial years of development in the area.  This reflects the fact that the original plan had assumed a semi-conductor plant as the first development in the area.  This use placed a much higher demand on engineering services than is now expected on the CHG lands.

 

The proposed amendments also include modifications to open space corridors and the location of stormwater drainage ponds to reflect updated studies.

 
Plan Amendment Process to Date
 
Staff of the Planning and Development Department and the Engineering Department have worked closely with representatives of the CHG and their consultants to prepare the proposed amendments to the Plan.
 

The process has included the following work:

 
·        An evaluation of the proposed amendments on all aspects of the Plan, including land use, environment and open space, engineering services, roads and transportation and the funding of services;
 
·        The preparation of draft zones to implement the proposed Plan amendments;
 
·        The preparation of preliminary design guidelines to control the form and character of the built environment within Campbell Heights; and
 
·        The development of an alternative design review process.

 
The following sections of this report provide a brief summary of each of these elements of work.

 
Consultant Studies
 
A comprehensive engineering servicing study and servicing plan was prepared as part of the Plan.  The overall servicing plan addresses sanitary sewer, water supply, transportation/roads, storm water management and development phasing.  As well, an environmental review of the Campbell Heights area was conducted.

 
To provide input to the current Plan amendment process, an engineering consultant was retained to review the original servicing study and update this study, as necessary, to reflect the changes proposed for the initial phase of development.  The development on the CHG lands will itself be staged.  The engineering study will also identify works necessary for the development of the CHG lands and will establish a services phasing schedule to reflect the new development phasing.  The original servicing study envisioned development proceeding from the north part of
the Campbell Heights area to the south.  The City lands are located in the south part of Campbell Heights.
 
An overview of each of the various consultant studies, which have been completed or are in process, is outlined below.
 
Environmental
 
The CHG lands have been the subject of a series of environmental studies.  As part of the 2000 Campbell Heights Local Area Plan Review, Gartner Lee undertook a comprehensive environmental study of the entire Campbell Heights area.  This study examined the fish, wildlife, vegetation and groundwater resources.  The Gartner Lee report documented the CHG lands as moderately sensitive with management priorities being to relocate existing ditches/creeks to enhance the fish habitat and to consider retaining a wildlife corridor.
 
More specific environmental site analyses for the CHG lands, relating to aquatic habitat, wildlife, vegetation and contamination, were carried out by Dillon Consulting in 1999, and 2002 and by ECL Envirowest Consultants in 2003.  Additional studies are underway to classify wildlife and vegetation values in the area.

 
Roads and Transportation
 

A traffic consultant, Ward Consulting Group, has been retained to update the previous work undertaken as part of the 2000 Local Area Plan study to reflect the changes associated with the CHG lands being the initial phase of development in Campbell Heights.  The consultant has established a list of recommended road improvements to be constructed in conjunction with development of the CHG lands as outlined in Appendix V.

 
Engineering Servicing
 
An engineering consultant, New East Consulting Services Ltd., has been retained to update the previous work completed for the 2000 Local Area Plan review.  The results of the engineering servicing study, to date, are outlined in Appendix V.

 
Proposed IB-1 and IB-2 Zones

 

To address the mutual objectives of the City and the CHG to create an internationally recognized business park within the context of the larger planning objectives of the Plan and to reflect the requirements of the MOU between the City and the CHG, two new zones are proposed for the CHG lands.  These two zones have been developed in consultation with and have the support of the CHG.  These are described in the following sections.

 

Business Park 1 Zone (IB-1)

 

A new IB-1 Zone is proposed that is modelled after the existing IB - Business Park Zone with modifications to the range of Permitted Uses, Yards and Setbacks and Landscaping.  A full description of this zone is contained in Appendix VI.  This zone is intended to apply to the CHG Lands located on the north side of 24 Avenue in the area of the Plan designated Technology Park/Business Park (Appendix IV).

 

Permitted Uses

 

The IB Zone permits a variety of non-industrial commercial uses.  These uses are inconsistent with the objectives for the CHG lands.  Accordingly, the proposed IB-1 Zone includes the following modifications to the existing IB Zone:
 
1.                  The IB-1 Zone limits the amount of retail sales area associated with the manufacturing, processing, research and warehousing activities to a maximum of 20% of the gross floor area of each individual business or 460 square metres (5,000 sq. ft.), whichever is less.  The IB Zone does not regulate the amount area that can be used for commercial/retail uses;
 
2.                  The IB-1 Zone excludes professional office uses such as accountants, lawyers, doctors and real estate agencies, which are permitted in the IB Zone.  The IB-1 Zone will accommodate larger corporate office uses that are seeking to locate in an industrial business park setting;
 
3.                  General service uses (industrial first aid training, trade schools, appliance repair services, etc.) excluding drive-through banks are permitted as an accessory use.  These uses are permitted as a principal use in the IB Zone;
 
4.                  Personal service uses (barber shop, beauty parlour, shoe repair shop, etc.) are not permitted in the IB-1 Zone.  They are permitted as an accessory use in the IB Zone.  The Campbell Heights Local Area Plan identifies a commercial node at 24 Avenue and 192 Street.  Personal service uses are better suited to this commercial node;
 
5.                  Eating establishments, excluding drive-through restaurants as an accessory use, are limited in the IB-1 Zone to a maximum of 200 seats.  The IB Zone does not regulate the number of seats that are permitted in eating establishments;
 
6.                  Recreational facilities are not a permitted use in the IB-1 Zone while they are a permitted use in the IB Zone;
 
7.                  Assembly halls, limited to churches, are not a permitted use in the IB-1 Zone while they are a permitted use in the IB Zone.

 
Yards and Setbacks
 
The IB Zone requires a 7.5 metre [25 ft.] front, side and rear setback except that one side yard may be reduced to 3.6 metres [12 ft.] if the side yard abuts land which is zoned commercial or industrial.  To provide for wider landscaping strips along public streets, the IB-1 Zone requires a front yard setback of 16 metres [52 ft.] and a side yard on a flanking street of 9.0 metres [30 ft.].  However, both the front yard setback and the side yard setback on a flanking street may be reduced to 7.5 metres [25 ft.] if the area between the face of the building or structure and the
public street is not used for parking.
 
Landscaping
 
The proposed IB-1 Zone includes a number of modifications to the landscaping requirements of the IB Zone.  While the IB Zone requires a continuous landscape strip of not less than 3 metres [10 ft.] in width be provided along the developed sides of a lot which abut a street measured from back of curb or projected future curb location, the proposed IB-1 Zone requires a 6 metre [20 ft.] continuous landscape strip along major roads and prescribes in some detail the treatment of this landscape strip.  This modification is intended to assist in defining the image of
Campbell Heights as a high quality and well-landscaped business park.
 
Special Regulations

 

In keeping with the overall objective of creating an industrial business park with a high quality of design and landscaping, the proposed IB-1 Zone includes a prohibition on the location of loading areas and garbage containers in any front yard.  The current IB Zone only requires that garbage containers not be located adjacent to any residential lot.
 
Business Park 2 (IB-2) Zone
 
The proposed draft IB-2 Zone is intended to accommodate "high-end" light impact industrial uses and is similar to the proposed draft IB-1 Zone with one significant difference.  The details of this zone are contained in Appendix VII.  This zone is intended to apply to the CHG lands located on the south side of 24 Avenue, which are designated in the Plan as Business Park (Appendix IV).
 
Whereas the IB-1 Zone requires that all uses be carried out within an enclosed building, the proposed IB-2 Zone permits a limited amount of outdoor storage and display.  More specifically, outdoor storage and display will be permitted within a rear yard only and the area covered by such outdoor storage including accessory truck parking, cannot exceed the area of the lot covered by the principal building.  The zone also contains requirements with respect to screening of and the maximum height of any outdoor storage.
 
Truck parking and loading, other than that accessory to a principal use such as light impact industrial, warehouse or distribution, is specifically prohibited in both the IB-1 and IB-2 Zones.  As well, the combined area of outdoor storage and accessory truck parking is not to exceed an area greater than the area covered by the principal building on the same lot.

 
Proposed Design Review Process
 
To assist in positioning Campbell Heights competitively within the international marketplace, a design review process, which will replace the Development Permit process, is proposed.  This design review process is intended to assist in reducing the amount of time the lapses between the time when land is purchased and when a building permit may be issued.  Currently the Development Permit process involves several steps with design proposals being assessed by City staff against Development Permit Area guidelines contained within the City's Official
Community Plan and then involving a review before the Advisory Design Panel (the "ADP") and, subsequently, approval by City Council.  The current process can cause prospective purchasers to feel uncertain as to the cost and timing of construction on the lot they are considering for purchase and discourage them from purchasing the lot.
 
To increase the level of certainty for prospective purchasers of land with respect to design criteria and timing, it is proposed that a detailed set of design guidelines, which clearly specify the design requirements for the CHG lands, be developed and approved by Council.  These guidelines would be similar to a building scheme (used in single family residential subdivisions) and would be registered on the title of each lot comprising the CHG lands.  In place of the development permit application process, the design of sites within the CHG lands would be reviewed
and approved by a Design Review Committee (the "Committee") based on the approved design guidelines.  Submission requirements for the Committee will be clearly documented within the design guidelines.  It is proposed that the Committee consist of a representative of the CHG, the Project Design Consultant for the CHG and the City Architect or other staff person designated by the General Manager, Planning and Development.  The Committee would be a results oriented team focussed on identifying design issues and assisting the applicant to develop
solutions in a timely way.  The Committee will review all site planning, architectural and landscape design, signage and other design-related items normally reviewed through the development permit process, based on the Council-approved design guidelines registered on title.  The design review process will include specific timelines (for both the applicant and the Committee) to ensure that the various steps in the process are completed in a timely manner.
 
The Committee will function on a consensus basis.  For a project to be approved by the Committee, all members of the Committee must approve all aspects of the project design.  If the members of the Committee cannot reach consensus, the specific aspects of the design lacking consensus will be forwarded to the ADP for review.  The ADP's recommendations on those specific aspects of the design will be considered final.  Any additional suggestions the ADP may offer on other aspects of the design will be for reference only and will not be binding.
 
A flow chart illustrating the proposed design review process is illustrated in Appendix VIII.
 
Design Guidelines
 
The design guidelines will provide overall direction, guidance and context to assist future owners of lots in the CHG lands and their consultants in the planning of site development.  The objectives of the design guidelines are as follows:

 
·        To ensure that private investment in Campbell Heights is enhanced through careful planning and design;
 
·        To encourage urban design excellence by promoting a high level of visual identity and quality;
 
·        To maintain a high standard of quality in landscape and building design;
 
·        To integrate urban design and environmental protection into the development process to maintain, protect and preserve important elements of the natural environment including creeks, wildlife corridors and trees;
 
·        To ensure that a cohesive and harmonious image is maintained; and
 
·        To ensure that the integrity of the public and private domains within the Campbell Heights Business Park are not compromised by the development of any particular lot.
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Preliminary design guidelines have been prepared by design consultants retained by the CHG Group, working collaboratively with City staff.  The overall development concept of the Campbell Heights Business Park, articulated in the design guidelines, is a series of freestanding, high quality buildings set within individually and substantially landscaped lots, each contributing to the overall identity of a diverse business community.  The requirements in the design guidelines will supplement the Development Permit Guidelines, contained in the Surrey Official
Community Plan and the Development Policies contained in the Plan.
 
Appendix IX contains an outline of the elements covered by the design guidelines.
 
Next Steps/Timeline
 
Subject to Council's endorsement of the approaches outlined in this report, it is recommended that Council authorize staff to arrange a public open house to present the proposed IB-1 and IB-2 Zones, the revised engineering servicing strategy, the proposed design review process and the preliminary Campbell Heights Business Park design guidelines.  Subsequent to the open house and with due consideration of the input received through the open house process, staff will finalize the necessary amendments to the Plan and the engineering servicing strategy, finalize
the proposed IB-1 and IB-2 Zones, finalize the design guidelines and prepare a report to Council that will, among other things, recommend final approval for each of the above-referenced elements and other such recommendations as are necessary in support of the final agreement with the CHG, regarding the sale and development of the CHG lands.  The referenced report will be forwarded to Council coinciding with, or subsequent to, a Corporate Report from the City Solicitor that will be recommending Council approval of a final agreement between the City and
the CHG, related to the conditions of the sale by the City of the CHG lands to the CHG.  City staff and representatives of the CHG are currently working on the final agreement, based on the MOU that was approved by Council in July 2002.  The report on the final agreement should be forwarded for Council's consideration in the next few weeks.
 
Appendix X illustrates the steps and timeline from the present to Council's final consideration of the matters discussed in this report.
 
CONCLUSION
 
City staff has been working collaboratively with representatives of the CHG over the last six months to prepare proposed amendments to the Plan, including an update of the engineering servicing strategy to reflect a change in the intended location of the first phase of development in Campbell Heights, a modification to the Plan to permit "high end" light impact industrial uses, the preparation of proposed draft IB-1 and IB-2 Zones that will assist in implementing the proposed Plan modifications, the preparation of preliminary design guidelines for the Campbell
Heights Business Park and the development of an innovative design review process for the CHG lands to replace the current development permit process.  This report recommends that Council authorize staff to proceed to a public open house to present and receive public input on the proposed Plan amendments and other matters listed above.

 
Original signed by

 
Murray Dinwoodie
General Manager,
Planning and Development

 
GF:saw
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APPENDIX IV

 

APPENDIX V
 

Engineering Servicing Summary

 
The engineering servicing studies prepared for 2000 Campbell Heights Local Area Plan Review have been updated to reflect a change in location of the first phase of Campbell Heights and to reflect lower initial utility requirements in the initial years without a high demand chip plant.  This study identifies the required roads and municipal utility ser
vices as well as the private utility requirements for the development of the subject lands and surrounding areas as well as identified appropriate phasing.  In summary, municipal servicing requirements have been identified as:
 

1. Sanitary sewer- new pump station and combination of force main and gravity sewers along 192nd St. to the GVSSDD trunk sewer line at 189 Street and 52 Avenue.

      Water - new connection to the Grandview Heights reservoir and new feeder main along 24th Ave. from 166th St. to 192nd St. and 28th Ave. to connect to the GVRD main.

      Storm drainage - in the excavated area of the Stokes Pit a conventional drainage system serviced by storm sewers, open ditches and a detention pond.  The location of the detention pond will be finalized pending soils investigations at the site.  In the unexcavated area where the water table is sufficiently low to permit ground water recharge, an exfiltration system is being considered in conjunction with the environmental consultant, hydrogeologist and DFO to ensure water of an acceptable quality is being returned to
the ground water.

      Roads - interim and ultimate intersection and road widening will be required along portions of 32nd Avenue, 24th Avenue,. and 192nd St. south of 32 Avenue plus several of the area intersections.

      Environmental – Envirowest Consultants is currently working with DFO to create an integrated wildlife / aquatic corridor linking the Twin Creeks system in the south west to the Latimer Lake Park in the north and the Little Campbell River area in the south east via an enhanced creek and wildlife corridor along 20th Ave. and the 194th St. alignment.  This system of creek / wildlife corridors will create a viable link between the significant forest corridor along the entire western edge of Campbell Heights with the Little
Campbell River in the southeast plus create an enhanced link to Latimer Park.  More site specific environmental analysis have identified that the open space corridor along the 190th St. alignment and 24th Avenue would provide a more effective wildlife corridor by not leading towards a major intersection with 5 lanes in each direction at 24th and 192nd but rather follow an enhanced creek and forest corridor along 20th Ave. and 194th St. alignments.

Ground Water Studies – Piteau and Associates have carried out geohydrology (ground water) studies for the 2000 Local Area Plan and more site specific studies for the CHG lands.  The purposes of these studies were to ensure that groundwater flows can be maintained by stormwater exfiltration without adversely affecting groundwater quality or discharge into surrounding creeks while ensuring that winter high water tables do not adversely impact the planned industrial development.  The consultant has been working with the environmental consultants to devise a system
of exfiltration and creek enhancements to achieve these objectives.

APPENDIX VI
 
 

                              Business Park 1 Zone

Part 47 -   IB, Business Park Zone

Part 47                                                                                                                                         IB-1
 
 
 
A.        Intent
 
            This zone is intended to permit development  of industrial business parks with a high standard of design consisting of light impact industrial uses, high technology industry, industry with a significant amount of research and development activity, warehouse, offices and service uses carried out in enclosed buildings forming part of a comprehensive designed development.  These uses shall be carried out such that no nuisance is apparent outside an enclosed building.
 
 
B.        Permitted Uses
 
 

Amendments:  B/L 12333, 07/25/94; B/L 12715, 12/04/95; B/L 13564, 11/16/98; B/L 13703, 05/17/99; B/L 13970,
04/17/00; B/L 13769, 01/22/01

 
 
            Land and structures shall be used for the following uses only, or for a combination of such uses:
 
            1.         Light impact industry including wholesale and retail sales of products produced within the business premises  or as part of the wholesale or warehouse operations provided that the total floor area used or intended to be used for retail sales and display to the public shall not exceed 20% of the gross floor area for each individual business or establishment or 460 square metres [5,000 sq.ft.] whichever is less.
 
 
 
            2.         Warehouse uses.
 
            3.         Office uses excluding:

 
(a)        social escort services
 
(b)        methadone clinics
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(c)        offices of accountants, lawyers, doctors, dentists, chiropractors, physiotherapists, massage therapists and related health care practitioners and notary publics, nor the offices of real estate, advertising, insurance, travel and ticket agencies.

 
4.         Accessory uses including the following:
 
            (a)        General service uses excluding drive-through banks;

 
 
                        (b)        Eating establishments, excluding drive-through restaurants, limited to a maximum of 200 seats;
 
                        (c)        Community services;
 
 
                        (d)        Child care centre; and
 
                        (e)        Dwelling unit(s) provided that the dwelling unit(s) is (are):
 

            i.          Contained within a principal building;
 
            ii.          Occupied by the owner or a caretaker, for the protection of the businesses permitted;

 
            iii.         Restricted to a maximum number of:

 
a.         One dwelling unit in each principal building less than 2,800 square metres [30,000 sq. ft.] in floor area;

 
b.         Two dwelling units in each principal building of 2,800 square metres [30,000 sq. ft.] or greater in floor area; and

 
c.         Notwithstanding Sub-sections B.5 (g) iii.a. and iii.b., the maximum number shall be two dwelling units for lots less than 4.0 hectares [10 acres] in area and three dwelling units for lots equal to or greater than 4.0 hectares [10 acres] in area.

 
iv.         Restricted to a maximum floor area of:

 
a.         140 square metres [1,500 sq. ft.] for one (first) dwelling unit on a lot and where a lot has been subdivided by a strata plan then there shall only be one 140-square metre [1,500-sq. ft.] dwelling unit within the strata plan;

 
b.         90 square metres [970 sq. ft.] for each additional dwelling unit; and

 
c.         Notwithstanding Sub-sections B.5 (g) iv.a. and iv.b., the maximum floor area shall not exceed 33% of the total floor area of the principal building within which the dwelling unit is contained.

 
5.         For the purpose of Subsections B.1 and B.2, parking, storage or service of trucks and trailers on any portion of the lot not associated with the uses or operations permitted thereof shall be specifically prohibited.

 
C.        Lot Area
 
            The minimum site area for subdivision shall be 4 hectares [10 acres], except in the case of a remainder lot, where the lots including the remainder lot which were created by the same plan of subdivision are zoned IB.
 
 
D.        Density
 
 

Amendments:  B/L 13155, 02/09/98; 14541, 11/19/01
 
 

1.         In Neighbourhood Concept Plan and Infill Areas as described and outlined on the maps attached as Schedule F attached to this By-law, the maximum density shall not exceed a floor area ratio (FAR) of 0.1 or a building area of 300 square metres [3,230 sq. ft.] whichever is smaller.  The maximum density may be increased to a maximum floor area ratio (FAR) of 1.00 if amenities are provided in accordance with Schedule G of this By-law.
 

2.         In areas other than the ones in Sub-section D.1 of this Zone, the maximum density shall not exceed a floor area ratio (FAR) of 1.00.
 
 
E.         Lot Coverage
 
            The maximum lot coverage shall be 45%.
 
 
F.         Yards and Setbacks
 
            Measurements to be determined as per Part 1 Definitions, of this By-law:
            

 Setback Front Rear Side Side Yard
  Yard Yard Yard on Flanking
Use     Street      
      
Principal and  16.0 m.* 7.5 m. 7.5 m.** 9.0 m.***
Accessory Buildings  [52 ft.] [25 ft.] [25 ft.] [30 ft.]
and Structures      

  
            Measurements to be determined as per Part 1 Definitions, of this By-law.
 
            *          The front yard setback may be reduced to 7.5 m. [25 ft.] if the area between the front face of any building or structure and a highway is not used for parking and is landscaped.
 
            **        One (1) side yard setback may be reduced to 3.6 metres [12 ft.] if the side yard abuts land which is commercial or industrial.
 
            ***      The side yard setback on a flanking street may be reduced to 7.5 m. [25 ft.] if the area between the flanking street face of any building or structure and a highway is not used for parking and is landscaped.
 
 
G.        Height of Buildings
 
            Measurements to be determined as per Part 1 Definitions, of this By law:
 
            1.         Principal buildings:  The height shall not exceed 14 metres [45 ft.].
 
            2.         Accessory buildings and structures:  The height shall not exceed 6 metres [20 ft.].
 
 
H.        Off-Street Parking and Loading/Unloading
 
 

Amendments:  B/L 13774, 07/26/99
 
 
            1.         Refer to Table C.3, Part 5 Off-Street Parking and Loading/Unloading of this By law.
 

2.         Notwithstanding Subsection D.3(a)ii of Part 5 Off-Street Parking and Loading/Unloading of this By-law, additional areas for parking of trucks and trailers associated with the uses and operations allowed on the lot may be permitted within the designated loading/unloading areas provided that:
 
(a)        the number of parking spaces shall not exceed the number of loading spaces and/or shipping/receiving doors; and
 
(b)        the parking spaces shall not be visible from the highways abutting the lot.

 
 
I.          Landscaping
 
            1.         All developed portions of the lot not covered by buildings, structures or paved areas shall be landscaped including the retention of mature trees.  This landscaping shall be maintained.
 
            2.         Along the developed sides of the lot which abut a Major Road as shown in the Official Community Plan, a continuous landscaping strip of not less than 6 metres [20 ft.] in width shall be provided within the lot.
 

3.         Along the developed sides of the lot which abut all highways other than a Major Road, a shown in the Official Community Plan, a continuous landscape strip of not less than 3.0 metres [10 ft.] in width shall be provided within the lot.

 

4.         A continuous landscape strip of not less than 1.5 metres [5 ft.] in width shall be provided along all side lot lines between a highway and 3.0 metres [10 ft.] back from the front face of the closest principal building fronting a highway.

 
            5.         A continuous landscaping strip of not less than 6.0 metres [20 ft.]  shall be created along all lot lines separating the developed portion of the lot from any residential lot.
 
            6.         Loading areas, garbage containers and passive recycling containers are specifically prohibited between the front of a principal building and a highway, and shall be screened to a height of at least 2.5 metres [8 ft.] by buildings, a landscaping screen, a solid decorative fence, or a combination thereof.
 
 
J.         Special Regulations
 
            1.         Land and structures shall be used for the uses permitted in this Zone only if such uses:
 
                        (a)        Constitute no unusual fire, explosion or safety hazard;
 
                        (b)        Do no emit noise in excess of 70 dB(A) measured at any point on any boundary of the lot on which the use is located, provided that where a lot abuts a lot other than an industrial lot the noise level shall not exceed 60 dB(A); and
 
                        (c)        Do not produce heat or glare perceptible from any boundary of the lot on which the use is located.
 
            2.         Outdoor storage of any goods, materials or supplies is specifically prohibited.
 
            3.         Loading areas, garbage containers and passive recycling containers shall not be located within any required front or flanking street setback and shall be screened to a height of at least 2.5 metres [8 ft.] by buildings, a landscape screen, a solid decorative fence, or a combination thereof.
 
            4.         Child care centres shall be located on the lot such that these centres have direct access to an open space and play area within the lot.
 
 
K.        Subdivision
 
            Lots created through subdivision in this Zone shall conform to the following minimum standards:

 
 

Lot Size Lot Width Lot Depth   
   
2,000 sq. m. 30 metres 30 metres
[ 0.5 acre] [100 ft.] [100 ft.] 

Dimensions shall be measured in accordance with Section E.21, Part 4 General Provisions of this By-law.

 
 
L.         Other Regulations
 
 

Amendments:  B/L 13657, 03/22/99; B/L 13774, 07/26/99
 
 
            In addition, land use regulations including the following are applicable:
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            1.         Prior to any use, lands must be serviced as set out in part II Uses Limited, of this By-law and in accordance with the "Surrey Subdivision and Development By law".
 
            2.         General provisions on use are as set out in Part 4 General Provisions, of this By-law.
 

3.         Additional off-street parking requirements are as set out in Part 5 Off Street Parking and Loading /Unloading of this By-law.
 
            4.         Sign regulations are as provided in Surrey Sign By-law No. 13656.
 
            5.         Special building setbacks are as set out in Part 7 Special Building Setbacks, of this By-law.
 
            6.         Floodproofing regulations are as set out in Part 8 Floodproofing, of this By-law.
 
            7.         Building permits shall be subject to the "Surrey Building By-law" and the "Surrey Development Cost Charge By law".
 
            8.         Development permits may be required in accordance with the Official Community Plan.
 
            9.         Safety regulations are as set out in the Health Act R.S.B.C. 1979, c. 161 and the "Surrey Fire Prevention By-law".
 
            10.       Permits may be required for the storage of special wastes in accordance with the Waste Management Act R.S.B.C.
 
            11.       Provincial licensing of child care centres is regulated by the Community Care Facility Act R.S.B.C. 1979, c. 57 and the Child Care Regulations set out under B.C. Reg 319/89.
 

APPENDIX VII
 
 

                                  Business Park 2

Part 48 -   IL, Light Impact Industrial Zone

Part 48                                                                                                         IB-2
 
 
 
 
A.        Intent
 
            This Zone is intended to accommodate and regulate the development of light impact industry, office and limited service uses with a high standard of design that are generally compatible with one another and with adjoining zones.
 
 
B.        Permitted Uses
 
 

Amendments:  B/L 12333, 07/25/94;  B/L 12715, 12/04/95; B/L 13201, 09/16/97;  B/L 13212, 10/06/97; B/L 13703,
05/17/99; B/L 13970, 04/17/00; B/L 14835, 11/18/02;

 
 
            Land and structures shall be used for the following uses only, or for a combination of such uses:
 
            1.         Light impact industry including the wholesale and retail sale of products produced within the business premises or as part of the wholesale or warehouse operations provided that the total floor area used or intended to be used for retail sales and display to the public shall not exceed 20% of the gross floor area for each individual business or establishment or 460 square metres [5,000 sq.ft.], whichever is less.
 
            2.         Warehouse uses.
 

3.         Office uses excluding:
 
            (a)        Social escort services;
 
            (b)        Methadone clinics;
 
            (c)        Offices of accountants, lawyers, doctors, dentists, chiropractors, physiotherapists, massage therapists and related health care practitioners and notary publics, nor the offices of real estate, advertising, insurance, travel and ticket agencies;

 
            4.         Accessory uses including the following:
 
                        (a)        Coffee shops provided that the seating capacity shall not exceed 35 and the said coffee shop is not licensed by the Liquor Control and Licensing Act, R.S.B.C. 1996, chapter 267, as amended.
 

            (b)        General service uses excluding drive-through banks:
 

 
                        (c)        Child care centres; and
 
                        (d)        Dwelling unit(s) provided that the dwelling unit(s) is (are):
 
                                   i.           Contained within the principal building;
 
                                   ii.           Occupied by the owner or a caretaker, for the protection of the businesses permitted;
 
                                  iii.           Restricted to a maximum number of:
 
                                                a.         One dwelling unit in each principal building less than 2,800 square metres [30,000 sq. ft.] in floor area;
 
                                                b.         Two dwelling units in each principal building of 2,800 square metres [30,000 sq. ft.] or greater in floor area; and
 
                                                c.         Notwithstanding Sub-sections B.10 (f) iii.a. and iii.b., the maximum number shall be two dwelling units for lots less than 4.0 hectares [10 acres] in area and three dwelling units for lots equal to or greater than 4.0 hectares [10 acres] in area.
 
                                    iv.         Restricted to a maximum floor area of:
 
                                                a.         140 square metres [1,500 sq. ft.] for one (first) dwelling unit on a lot and where a  lot has been subdivided by a strata plan then there shall only be one 140-square metre [1,500- sq. ft.] dwelling unit within the strata plan;
 
                                                b.         90 square metres [970 sq. ft.] for each additional dwelling unit; and
 
                                                c.         Notwithstanding Sub-sections B.10 (f) iv.a. and iv.b., the maximum floor area shall not exceed 33% of the total floor area of the principal building within which the dwelling unit is contained.
 

5.         For purposes of Subsection B.1 and B.2, parking, storage or service of trucks and trailers on any portion of the lot not associated with the uses or operations permitted thereof shall be specifically prohibited.
 
C.        Lot Area
 
            Not applicable to this Zone.
 
 
D.        Density
 
 

Amendments:  B/L 13155, 02/09/98;
 
 

1.         In Neighbourhood Concept Plan and Infill Areas as described and outlined on the maps attached as Schedule F attached to this By-law, the maximum density shall not exceed a floor area ratio(FAR) of 0.1 or a building area of 300
square metres [3,230 sq. ft.] whichever is smaller.  The maximum density may be increased to a maximum floor area ratio (FAR) of 1.00 if amenities are provided in accordance with Schedule G of this By-law.

 
2.         In areas other than the ones in Sub-section D.1 of this Zone, the maximum density shall not exceed a floor area ratio (FAR) of 1.00.

 
 
E.         Lot Coverage
 
            The maximum lot coverage shall be 60%.
 
 
F.         Yards and Setbacks
 
 

Amendments:  B/L 12333, 07/25/94;
 
 
            Buildings and structures shall be sited in accordance with the following minimum setbacks:
  

 Setback Front Rear Side Side Yard
  Yard Yard Yard on Flanking
Use     Street      
      
Principal and  16 m.* 7.5 m. 7.5 m.** 9.0 m.***
Accessory Buildings  [52 ft.] [25 ft.] [25 ft.] [30 ft.]
and Structures        

 
            Measurements to be determined as per Part 1 Definitions, of this By-law.
 
            *          The front yard setback may be reduced to 7.5 m [25 ft.] if the area between the front face of any building or structure and a highway is not used for parking and is landscaped.
 
            **        One (1) side yard setback shall be 7.5 metres [25 ft.] or 0.0 metre if the said side yard abuts land which is commercial or industrial.
 
            ***      The side yard setback on a flanking street may be reduced to 7.5 m [25 ft.] if the area between the flanking street face of any building or structure and a highway is not used for parking and is landscaped.
 
 
G.        Height of Buildings
 
            Measurements to be determined as per Part 1 Definitions, of this By-law:
 
            1.         Principal building:  The height shall not exceed 14 metres [45 ft.].
 
            2.         Accessory buildings and structures:  The height shall not exceed 6 metres [20 ft.].
 
 
H.        Off-Street Parking and Loading/Unloading
 
 

Amendments:  B/L 13774, 07/26/99;
 
 
            1.         Refer to Table C.3, Part 5 Off-Street Parking and Loading/Unloading of this By law.
 

2.         Notwithstanding Subsection D.3(a)ii of Part 5 Off-Street Parking and Loading/Unloading of this By-law, additional areas for parking of trucks and trailers associated with the uses and operations allowed on the lot may be permitted within the designated loading/unloading areas provided that:
 
(a)        the number of parking spaces shall not exceed the number of loading spaces and/or shipping/receiving doors; and
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(b)        the parking spaces shall not be visible from the highways abutting the lot.
 
 
I.          Landscaping
 
 

Amendments:  B/L 13201, 09/16/97;
 
 
            1.         All developed portions of the lot not covered by buildings, structures or paved areas shall be landscaped including the retention of mature trees.  This landscaping shall be maintained.
 
            2.         Along the developed sides of the lot which abut a Major Road, as shown in the Official Community Plan, a continuous landscaping strip of not less than 6.0 metres [30 ft.] in width shall be provided within the lot.
 

            3.         Along the developed sides of the lot which abut all highways other than a Major Road, as shown in the Official Community Plan, a continuous landscape strip of not less than 3.0 metres (10 ft.) shall be provided within the lot.
 
            4.         The boulevard areas of highways abutting a lot shall be seeded or sodded with grass on the side of the highway abutting the lot, except at driveways.
 
            5.         A continuous landscaping strip of not less than 1.5 metres [5 ft.] in width shall be provided along all side lot lines between a highway and 3.0 metres [10 ft.] back from the front face of the closest principal building fronting a highway. 
 
            6.         A continuous landscaping strip of not less than 6.0 metres (20 ft.) shall be  provided along all lot lines separating the developed portion of the lot from any residential lot.
 
            7.         Loading areas, garbage containers and passive recycling containers shall not be located within any required front or flanking street setback and shall be screened to a height of at least 2.5 metres [8 ft.] by buildings, a landscaping screen, a solid decorative fence, or a combination thereof.
 
 
J.         Special Regulations
 
 

Amendments:  B/L 13657, 03/22/99;
 
 
            1.         Land and structures shall be used for the uses permitted in this Zone only if such uses:
 
                        (a)        Constitute no unusual fire, explosion or safety hazard;
 
                        (b)        Do no emit noise in excess of 70 dB(A) measured at any point on any boundary of the lot on which the use is located, provided that where a lot abuts a lot other than an industrial lot the noise level shall not exceed 60 dB(A); and
 
                        (c)        Do not produce heat or glare perceptible from any lot line of the lot on which the use is located.
 
            2.         Area for outdoor display and storage of any goods, materials or supplies shall:
 

(a)        Not be located within any front or side yard;
 
(b)        Not to be used for storage of trucks or trailers;
 

(c)        Not exceed a total area greater than the lot area covered by the principal building; and

 
(d)        Be completely screened to a height of at least 2.5 metres [8 ft.] by buildings and/or solid decorative fencing and/or substantial landscaping strips of not less than 2.5 metres [8 ft.] in height and not less than 1.5 metres [5 ft.] in width.  No display or storage of material shall be piled up to a height of 2.5 metres [8 ft.] within 5 metres [16 ft.] of the said screen and in no case shall these materials be piled up to the height of more than 3.5 metres [12 ft.].
 

 
 
            3.         Garbage containers and passive recycling containers shall not be located within any required setback adjacent any residential lot.
 
            4.         Child care centres shall be located on the lot such that these centres have direct access to an open space and play area within the lot.
 
 
K.        Subdivision
 
            Lots created through subdivision in this Zone shall conform to the following minimum standards:
  

 

Lot Size Lot Width Lot Depth   
   
1,800 sq. m. 30 metres 30 metres
[ 0.5 acre] [ 100 ft.] [100 ft.] 

 
Dimensions shall be measured in accordance with Section E.21, Part 4 General Provisions, of this By-law.

 
 
L.         Other Regulations
 
 

Amendments:  B/L 13201, 09/16/97; B/L 13657, 03/22/99; B/L 13774, 07/26/99;
 
 
            In addition, land use regulations including the following are applicable:
 
            1.         Prior to any use, lands must be serviced as set out in Part 2 Uses Limited, of this By-law and in accordance with the "Surrey Subdivision and Development By-law".
 
            2.         General provisions on use are as set out in Part 4 General Provisions, of this By-law.
 

3.         Additional off-street parking requirements are as set out in Part 5 Off-Street Parking and Loading/Unloading of this By law.
 
            4.         Sign regulations are as provided in Surrey Sign By-law No. 13656.
 
            5.         Special building setbacks are as set out in Part 7 Special Building Setbacks, of this By-law.
 
            6.         Floodproofing regulations are as set out in Part 8 Floodproofing, of this By-law.
 
            7.         Building permits shall be subject to the "Surrey Building By-law" and the "Surrey Development Cost Charge By-law".
 
            8.         Development permits may be required in accordance with the Official Community Plan.
 
            9.         Safety regulations are as set out in the Health Act R.S.B.C. 1979, c. 161 and the "Surrey Fire Prevention By-law".
 
            10.       Permits may be required for the storage of special wastes in accordance with the Waste Management Act R.S.B.C.
 
            11.       Provincial licensing of child care centres is regulated by the Community Care Facility Act R.S.B.C. 1979, c. 57 and the Child Care Regulations set out under B.C. Reg 319/89.
 
 
 

APPENDIX VIII
 

-

APPENDIX IX
 

Overview of Design Guidelines
 
1.0 Purpose of the Guidelines
 
2.0 Design Guidelines Objectives
 
3.0 Lot Development Guidelines
 

3.1             Background
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3.2             General

3.2.1          Traffic/Access Management
3.2.2          Boulevards
3.2.3          Interface with Adjacent Residential Area
3.2.4          Crime Prevention Through Environmental Design

 
3.3             Site Design

3.3.1          Access and Circulation:
3.3.2          Parking and Loading Requirements
3.3.3          Setback Requirements
3.3.4          Building Orientation
3.3.5          Servicing
3.3.6          Outside Storage or Staging Areas
3.3.7          Ancillary Buildings
3.3.8          Outside Display Areas
3.3.9          Loading Areas
3.3.10        Fencing and Screening
 

3.4             Architectural Design
3.4.1          Form and Articulation
3.4.2          Windows and Entrances
3.4.3          Roofscapes
3.4.4          Architectural Design Integrity
3.4.5          Exterior Colour and Material
3.4.6          Architectural and Site Lighting
3.4.7          Canopies
3.4.8          Fenestration

 
3.5             Landscape

3.5.1          Landscape Installation
3.5.2          Front Yards
3.5.3          Side/Rear Yard

 
3.6             Signage

 
 
4.0 Design Review Process

 
4.1 Design Professionals

 
4.2 Approval Process

 
4.3 Design Submission

 
4.4 Building Permit Submission

 
4.5 Warranty Completion

e
4.6 City of Surrey Review

 
4.7 Design Approval Fees

 
4.8 Development Completion

 
5.0 Design Guidelines Amendment
 

APPENDIX X

v:\wp-docs\planning\03data\april- june\06021310.gf.doc
SAW 10/7/03 9:02 AM
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Appendix "G"
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Campbell Heights Local Area Plan

Phase 1 Lands Open House – June 23 and June 26, 2003
Comment Sheet

 
 
Thank you for attending our Open House.  Please take a few minutes to complete the following comment sheet.  Your input will help us to prepare modifications to the Campbell Heights plan and related policies for the first phase of development within this area.

Land Use Plan and Zoning
 
Please circle the response which best reflects your opinion on the following statements.
 
1.      The proposed range of land uses envisioned for the Phase 1 lands is generally consistent with the overall planning objectives for Campbell Heights.
 

Strongly Agree      Agree               Neutral            Disagree          Strongly Disagree
 
2.      The development of the Phase 1 lands adequately preserves and protects the significant environmental features of the area.
 

Strongly Agree      Agree               Neutral            Disagree          Strongly Disagree
 
3.      The road network as shown provides good access to the Phase 1 lands.
 

Strongly Agree      Agree               Neutral            Disagree          Strongly Disagree
 
4.      The preliminary design guidelines for the Phase 1 lands will see the development of buildings with a high quality of design and landscaping.
 

Strongly Agree      Agree               Neutral            Disagree          Strongly Disagree
 
5.      The proposed Business Park 1 and Business Park 2 Zones (IB-1 and IB-2) are generally supportable.
 

Strongly Agree      Agree               Neutral            Disagree          Strongly Disagree

Engineering Servicing Strategy
 

What aspects of the engineering servicing strategy do you like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
 
Are there any aspects of the engineering servicing strategy that you do not like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

Environmental Management Strategy
 
What aspects of the environmental management strategy do you like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
 
Are there any aspects of the environmental management strategy that you do not like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
 
Business Park 1 and Business Park 2 Zones (IB-1 and IB-2)
 
What aspects of the proposed IB-1 and IB-2 Zones do you like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
 
Are there any aspects of the proposed IB-1 and IB-2 Zones that you do not like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

Preliminary Design Guidelines
 
What aspects of the preliminary design guidelines do you like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
 
Are there any aspects of the preliminary design guidelines that you do not like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

Proposed Design Review Process
 
What aspects of the proposed design review process do you like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
Are there any aspects of the proposed design review process that you do not like?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
 

Other Comments
 
Please use the space below to make any other comments you may have regarding the information presented for the first phase of development of Campbell Heights.
____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                       
 
 
 
 

 

Name:  ______________________________________
Address:  ____________________________________
Daytime phone number:  ________________________
 
 

Please return completed comment sheets to the
City of Surrey Planning & Development Department

14245 – 56 Avenue, Surrey, B.C., V3X 3A2 or FAX to (604) 591-2507
on or before July 4, 2003

 
The display materials shown at the Open House may be viewed in the City Hall Foyer during office hours between June 27 and July 11, 2003 or on our website at www.city.surrey.bc.ca beginning June 24, 2003.
 

Thank you very much for your comments

 
 

Appendix "H"
 

COMMENT SHEET SYNOPSIS

 

Proposed Land Uses

 
Of the people completing the comment sheet, 41% either "Strongly Agree" or "Agree" that the range of land uses envisioned for the Phase 1 lands is generally consistent with the overall planning objectives for Campbell Heights.  On the other hand, 19% either "Disagree" or "Strongly Disagree" that the range of land uses is generally consistent with the overall planning objectives for Campbell Heights and 32% are neutral.  8% did not answer this question.  Setting aside those people not responding or indicating a neutral position, the results indicate that the public generally
thinks that the proposed land uses are generally consistent with the overall planning objectives for Campbell Heights.  In fact, the Campbell Heights Local Area Plan designates the subject lands north of 24 Avenue for Technology Park and/or Business Park use and the subject lands south of 24 Avenue are designated for Business Park uses.  The Business Park designation would permit a range of business park, clean light industrial, warehouse and similar uses.  While the Technology Park uses are intended for high technology, science-based industries and industries with a
significant research and development component, business park uses would also be permitted.  This range of uses is generally consistent with the current land use proposal.
 

Environmental Preservation and Protection

 
Of the people completing the comment sheet, a significant number of the respondents, (43%) either "Disagree" or "Strongly Disagree" that the development of the Phase 1 lands adequately preserves and protects the significant environmental features of the area, citing in particular, the negative impact on habitat and the loss of open space.  The responses to the open-ended questions on the Environmental Management Strategy provide some more detailed explanations for these responses and are categorized as follows:
 
What aspects of the environmental strategy do you like?

Like nothing (6 )
Like the proposed conservation green spaces (4)
Appreciate that a study was done (1).
Appreciate the acknowledgement that important species will be affected (1).

 

What aspects of the environmental strategy do you not like?
Negative impact on habitat/loss of open space (8)

Study done too quickly (1)
Not enough detail (1)
Over-committed to retaining second growth forest (1)
A man-made area is labelled an environmental area to satisfy environmentalists (1)

 

Proposed Road Network

http://www.city.surrey.bc.ca/
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41% of people completing the comment sheet either "Strongly Agree" or "Agree" that the road network provides good access to the Phase 1 lands.  On the other hand, 35% either "Disagree" or "Strongly Disagree" that the road network provides good access to the Phase 1 lands and 22% are neutral.  The main transportation and traffic-related responses to the open-ended question on the engineering servicing study provide explanations for these responses and are categorized as follows:

 

What aspects of the engineering servicing strategy (as they relate to transportation and traffic) do you like?

·        Like traffic improvements including 4 lanes at 24 Avenue and 192 Street; expanding 32 Avenue to 4 lanes; and the proposed new interchange at 24 Avenue.

 

What aspects of the engineering servicing strategy (as they relate to transportation and traffic) do you dislike?

·        Truck route should be placed back on 32 Avenue.

·        24 Avenue should be extended into Langley.

·        Road upgrades are insufficient.

·        Highway 10 needs upgrading at various locations.

·        Access to and from the south is poor.

·        Traffic congestion and noise from trucks.

·        Inadequate access for increased traffic.

·        Truck routes should be 24 Avenue and 32 Avenue.

·        16 Avenue should not be 4 lanes within the ALR.

·        24 Avenue should be upgraded from 152 Street to 200 Street in Langley.

 

Preliminary Design Guidelines

 

Of the people completing the comment sheet, 43% either "Strongly Agree" or "Agree" that the preliminary design guidelines for the Phase 1 lands will see the development of buildings with a high quality of design and landscaping.  Conversely, 24% either "Disagree" or "Strongly Disagree" that the preliminary design guidelines will see the development of buildings with a high quality design and 8% are neutral.  The relevant answers to the open ended questions on the preliminary design guidelines provide some
explanations for these responses and are categorized as follows (many of the responses to these questions deal with land use, the environment, and other non-design guideline matters):

 

What aspects of the preliminary design guidelines do you like?

·        Attractive, high quality (3)

·        Like the design review process (1)

 

Are there any aspects of the preliminary design guidelines do you not like?

·        Dislike everything/not needed here (3)

·        Loss of green space/habitat (2)

·        Concerns over design review process (3)

·        Should be of higher quality with guidelines like Gloucester Estates (1)

 

IB-1 and IB-2 Zones

 

Of the people completing the comment sheet, 38% either "Strongly Agree" or "Agree" that the proposed IB-1 and IB-2 Zones are generally supportable.  Alternatively, 41% either "Disagree" or "Strongly Disagree" that the proposed IB-1 and IB-2 Zones are generally supportable and 13% are neutral.  The main responses to the open-ended questions on the IB-1 and IB-2 Zones provide some explanations for these responses and are categorized as follows (many of the responses to this question are land use related
and do not specifically address the IB-1 and IB-2 Zones and as such, are not recorded below):

 

What aspects of the proposed IB-1 and IB-2 Zone do you like?

·        Like/okay (2)

·        Like nothing (5)

·        High quality development/building standards (2)

·        No front truck parking (2)

·        High end status of IB-1 Zone (1)

 

Are there any aspects of the proposed IB-1 and IB-2 Zones that you do not like?

·        No dislikes (2)

·        Dislike everything/not needed here (2)

·        IB-2 is of lower quality/additional controls needed/more landscaping (2)

·        Chain link fencing (1)

·        Should have no outdoor storage at all or should be further limited or screened in the IB-2 Zone (2)

·        May deter development through limitation/exclusions of certain industrial land uses (1)

·        Do not permit chemical waste (1)

·        No noisy trucks or air conditioning (1)

·        Requires monitoring of the site/building maintenance (1)

 

Other Comments

 

The Open House comment sheet also included a number of open-ended questions to seek community input on the engineering servicing strategy, the proposed design review process, and any other aspects of the material displayed at the Open Houses.  The following provides a summary of paraphrased comments that were noted by more than one respondent.

 

Most Like Aspects of the Engineering Servicing Strategy

 

·        Approve/OK (3)

·        Opposed/like nothing/stay away/not needed (5)

·        Increased jobs, businesses, industrial areas (2)

·        Sewer extension down 192 Street (2)

·        Traffic improvements (3)

 

Most Disliked Aspects of the Engineering Servicing Study

 

·        Decision has already been made (2)

·        Dislike everything/not needed here (3)

·        Road upgrades are insufficient (5)

·        Traffic congestion/noise from trucks (2)

·        Loss of natural area/leave for wildlife (2)

 

Most Liked Aspects of the Design Review Process

 

·        Flexibility (2)

·        That a process will be established for the review of design submissions (3)

 

Most Disliked Aspects of the Design Review Process

 

·        Dislike everything/not needed here (3)

·        Not enough opportunity for public debate/too late/too short (5)
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Other General Comments

 

·        Use other existing industrial land and maintain Campbell Heights as open space and park (3)

·        Concerns over the conversion of the Stokes Pit (Latimer Lake) recreational area into an industrial park (7)

·        The decision to proceed has already been made and input will be disregarded (4)

·        Keep 32 Avenue as a truck route (2)

·        24 Avenue needs to be major access route including trucks (2)

·        Improvements to 32 Avenue and 192 Street should be made before 2014 (2)

·        Traffic lights are needed at 192 Street and 32 Avenue (2)

·        Do not disturb wildlife habitat and open space (5)

·        Unfair to limit development to just Phase 1 - 4-year moratorium too harsh (6)

·        Industrial development should not take place next to existing established residential/disruption of residential areas (3)

 

Appendix "I"

 

Appendix "J"
 

Appendix "K"
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Appendix "M"

 

MAIN DIFFERENCES BETWEEN THE IB AND PROPOSED IB-1 ZONES

 

The proposed IB-1 Zone is modelled after the existing IB - Business Park Zone with modifications to the range of Permitted Uses, Yards and Setbacks and Landscaping.   This zone is intended to apply to the lands located within the initial phase of development located on the north side of 24 Avenue in the area of the Plan designated Technology Park/Business Park.

 

Permitted Uses

 

The IB Zone permits a variety of non-industrial commercial uses.  These uses are inconsistent with the objectives for the City-lands.  Accordingly, the proposed IB-1 Zone includes the following modifications to the existing IB Zone:
 
1.                  The IB-1 Zone limits the amount of retail sales area associated with the manufacturing, processing, research and warehousing activities to a maximum of 20% of the gross floor area of each individual business or 460 square metres (5,000 sq. ft.), whichever is less.  The IB Zone does not regulate the amount area that can be used for commercial/retail uses;
 
2.                  The IB-1 Zone excludes professional office uses such as accountants, lawyers, doctors and real estate agencies, which are permitted in the IB Zone.  The IB-1 Zone will accommodate larger corporate office uses that are seeking to locate in an industrial business park setting;
 
3.                  General service uses (industrial first aid training, trade schools, appliance repair services, etc.) excluding drive-through banks are permitted as an accessory use.  These uses are permitted as a principal use in the IB Zone;
 
4.                  Personal service uses (barber shop, beauty parlour, shoe repair shop, etc.) are not permitted in the IB-1 Zone.  They are permitted as an accessory use in the IB Zone.  The Campbell Heights Local Area Plan identifies a commercial node at 24 Avenue and 192 Street.  Personal service uses are better suited to this commercial node;
 
5.                  Eating establishments, excluding drive-through restaurants as an accessory use, are limited in the IB-1 Zone to a maximum of 200 seats.  The IB Zone does not regulate the number of seats that are permitted in eating establishments;
 
6.                  Recreational facilities are not a permitted use in the IB-1 Zone while they are a permitted use in the IB Zone;
 
7.                  Assembly halls, limited to churches, are not a permitted use in the IB-1 Zone while they are a permitted use in the IB Zone.

 
Yards and Setbacks
 
The IB Zone requires a 7.5 metre [25 ft.] front, side and rear setback except that one side yard may be reduced to 3.6 metres [12 ft.] if the side yard abuts land which is zoned commercial or industrial.  To provide for wider landscaping strips along public streets, the IB-1 Zone requires a front yard setback of 16 metres [52 ft.] and a side yard on a flanking street of 9.0 metres [30 ft.].  However, both the front yard setback and the side yard setback on a flanking street may be reduced to 7.5 metres [25 ft.] if the area between the face of the building or structure and the
public street is not used for parking.
 
Landscaping
 
The proposed IB-1 Zone includes a number of modifications to the landscaping requirements of the IB Zone.  While the IB Zone requires a continuous landscape strip of not less than 3 metres [10 ft.] in width be provided along the developed sides of a lot which abut a street measured from back of curb or projected future curb location, the proposed IB-1 Zone requires a 6 metre [20 ft.] continuous landscape strip along major roads and prescribes in some detail the treatment of this landscape strip.  This modification is intended to assist in defining the image of
Campbell Heights as a high quality and well-landscaped business park.
 
Special Regulations

 

In keeping with the overall objective of creating an industrial business park with a high quality of design and landscaping, the proposed IB-1 Zone includes a prohibition on the location of loading areas and garbage containers in any front yard.  The current IB Zone only requires that garbage containers not be located adjacent to any residential lot.
 

Appendix "N"

 

Campbell Heights City Lands Servicing Summary

 
The engineering consultant New East Consulting Services Ltd, has completed an engineering servicing study for the City owned lands in Campbell Heights.  This study identifies the infrastructure required to service the initial 250 to 300 acres of City owned land along 192 Street south of 28 Avenue and provides an order of magnitude estimate for the servicing requirements based on the proposed land uses.  The study includes an environmental review, storm water management and terrain analysis, land use and development, roads and transportation, water supply, sanitary
sewer system, non-municipal utility services and financing issues.  In summary, engineering servicing requirements have been identified as follows and preliminary engineering of these services is currently underway.
 
Sanitary Sewer - new pump station at 192 Street and 20 Ave
 - combination of force main and gravity sewers along 192 Street to Latimer

Pump Station at 52 Ave
Water Supply - trunk mains to connect to GVWD main at 28 Ave/192 St and 24 Ave/184

Street
 - trunk main along 24 Avenue to Grandview Reservoir at 166 Street
Storm Drainage - conventional storm sewer system east of 192 Street in the Stokes Pit area

with a detention pond north of 20 Ave at 19500 blk exfiltration system is
proposed in the area west of 192 Street that has not been excavated

Roads - interim 2/3 lane upgrading of arterial roads 192 Street, 24 Avenue and 32
Avenue including paved shoulders, traffic signals and left turn lanes

 -
extension of 192 Street between 24 Ave and 16 Avenue to interim
2 lane standard

 -
16 Ave to 20 Ave is optional but would be desirable from both
traffic and marketing point of view

Environmental -
create an integrated wildlife/aquatic corridor linking the Twin Creeks
system in the southwest to the Latimer Lake Park in the north and
the Little Campbell River area in the southeast via an enhanced
creek/wildlife corridor along 20 Avenue and the 194 Street
alignment

 

The preliminary engineering for these services is anticipated to be complete by the end of November 2003 and it is planned to proceed immediately to detailed design so that construction could proceed by the spring of 2004.
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