NOTE: The Keith Estates NCP was amended by
Bylaw No. 2218-2021, adopted January 15, 2021.
The Bylaw removed the land use policy direction in
Sections 3.2 and 3.3 by removing multi-family
residential land uses from the Keith Estates NCP.
The Bylaw further amended the Keith Estates NCP
by revising the policy direction in Section 3.3 Rail
Spur to support limited heavy industrial uses.
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1.0
1.1

Introduction
Purpose

The City of Terrace is anticipating a period of rapid growth. Development of industrial land in the city is
expected to contribute to higher residential demand.

A City of Terrace evaluation projects a potential

population growth of between 30% and 50% by 2025. This will create a demand for additional housing,
businesses and amenities that are unlikely to be met by current land availability.
The Keith Estates Neighbourhood Concept Plan area is strategically positioned to accommodate future growth.
The site, south of downtown, was historically an industrial enclave but has few current active uses. In order to
appropriately consider the future of this area, the City of Terrace embarked on a process to develop a
Neighbourhood Concept Plan (NCP). The NCP would consider, among other aspects, how to accommodate
potential residential growth while protecting industry – the backbone of the region’s prosperity.
Through a collaborative and community-driven process, the NCP would seek to align community members’
broader vision for the city with future development of the site. As a future-oriented planning document, the
NCP would provide Council with a decision making tool against which to assess development proposals on the
site.

City of Terrace, BC
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Keith Estates Neighbourhood Concept Plan

1.2

Site and Context

The Keith Estates NCP comprises approximately 29 hectares. The site is bounded generally by the Canadian
National (CN) railway tracks to the north, Keith Avenue to the south, a private rail spur to the west, and Sande
Street to the east. Figure 1, below, shows the general area, including lands on the south side of Keith Avenue.
Although not within the NCP area, it is acknowledged that these lands would be directly impacted by change in
the immediate vicinity.

Figure 1:

Keith Estates – Site Area and Adjacent Properties

The subject lands are currently designated for Industrial, Transition and Highway Commercial land use in the
Official Community Plan. The OCP also identifies these lands as an area in transition with commercial and multifamily residential uses supported with lighter industrial. There are six parcels, all of which all currently zoned
Heavy Industrial (M2). Moving from west to east, the parcel civic addresses and land areas are shown in Table 1:
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Table 1:

Keith Estates – Parcels and Land Areas

Parcel

Address

Land Area (Hectares)

1

5030 Keith Avenue

1.8

2

5020 Keith Avenue

3.9

3

5014 Keith Avenue

0.4

4

5004 Keith Avenue

2.0

5

3111 Kenney Street

1.8

6

4800 Keith Avenue

16.9

7

4760 Keith Avenue

2.6

TOTAL

29.4

Over the past decades, the site was used for heavy industrial purposes, including a saw mill and lumber yard.
The saw mill, which was located on the portion of the site east of Kenney Street, was originally owned and
operated by Skeena Cellulose Inc. (formerly Repap BC). At its peak, the mill employed many people and was an
important contributor to community life. The mill was closed in the early 2000s as a result of financial issues
stemming from a downturn in the forest industry.
The mill was later purchased and reopened by a group of local investors, known as the Terrace Lumber Company
(TLC). The mill operated for a short while but was forced to close again in 2005 due to financial issues. TLC was
later liquidated and, as part of this process, the City of Terrace acquired the log sort lands west of Kenney Street.
The saw mill equipment was auctioned and the saw mill lands were acquired by a private interest.
Today, the site is largely vacant although a temporary log sorting operation occurred on leased City lands west
of Kenny Street until July 2014. The site also contains an active rail spur on the lands east of Kenny Street, which
is used for cement unloading. The properties on the south side of Kenney Street contain a variety of uses
including auto-oriented commercial services, industrial, residential and institutional (the University of Northern
British Columbia).
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Keith Estates – Existing and Adjacent Uses

The Keith Estates NCP area enjoys a prominent central location, offers spectacular views and is close to
downtown. It is easily accessible to Highway 16, the Grand Trunk Pathway and the surrounding neighbourhood.
Low vacancies and increasing housing prices within Terrace, however, create a unique opportunity for this site
to once again play a vital role in shaping the culture, character and makeup of the community.

Planning Process – “NCP in a Week”

1.3

The process to develop the Neighbourhood Concept Plan was approximately six months as noted below.

Phase 1
NCP in a Week
June 2014

Phase 2
Develop Draft
Concept

Phase 4

Phase 3
Present Draft
Concept

July

Refine & Finalize
Draft Concept

August

July - November

The process began in June 2014 and was proposed to be collaborative and creative. The City of Terrace and
project consultants (Urban Systems) worked with community members and other stakeholders to discuss how
the area might transition from heavy industrial to a mix of commercial, light industrial / service, and residential
land uses.
A multi-day event, “NCP in a Week”, launched the community engagement process. “NCP in a Week” included a
variety of intensive exercises aimed at generating real results in a short timeframe. Each of the sessions was
aimed at advancing the understanding of the site from the perspective of the community at large.
Activities included:






Keith Estates Area Property Owners and Stakeholders
Meetings;
Community Visioning Session (Public Open House);
Guided Walking Tour;
Public Workshop ; and
Summary Open House

Approximately 75 people attended these events.
These activities were developed and executed to achieve five
objectives:






Generate community interest and participation;
Develop a vision and guiding principles for the site;
Discuss and identify key issues, opportunities, and constraints;
Identify key ingredients and potential land use forms; and
Create draft concepts for further elaboration.

NCP in a Week Poster on Display at
Terrace City Hall in June 2014

A complete summary of “NCP in a Week” has been included in Appendix A.
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PlaceSpeak, a location based community consultation platform, was launched during the start of the planning
process. The NCP platform on PlaceSpeak provided background information, project updates and allowed for
feedback by interested community members. As of September 30, 2014 there were more than 600 unique views
to the Keith Avenue NCP PlaceSpeak site. This means that more 600 different people had accessed the site for
information, to provide comments or participate in a survey or discussion.
Following the “NCP in a Week” sessions, the City continued to post project information, discussion topics and
survey questions on PlaceSpeak. Between July 25 and August 28, 2014, a survey was available on PlaceSpeak in
order to continue the discussion, expand research and gather feedback from all community members. Questions
were grouped into five categories:
•
•
•
•
•

Key Benefits;
Key Challenges;
Housing;
Scale and Character; and
Transportation.

A total of 130 surveys were received, all but one which were
completed online. Full survey results and analysis are available in
Appendix B. Generally, respondents were excited about improving
transportation networks in the area, remediating and regreening this brownfield site and removing heavy industry from
the core of Terrace.
The City also posted information about the NCP on Facebook. As
of the end of August, 2014, there were 11 likes, 24 shares and no
comments.
Two newspaper articles appeared during the summer:
•
•

“Huge land use change planned”, Terrace Standard,
August 13, 2014: and
“Terrace land use vision laid out”, The Northern Connector,
August 15, 2014;

These articles helped raise awareness about the NCP.
Several key themes emerged during the community consultation.
These are described in Section 2.0.

NCP in a Week Guided Walking Tour,
Community Workshop, and Summary
Open House, June 2014
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NCP in a Week Summary Open House Feedback Wall, June 2014
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2.0

Key Themes & Elements

A number of overarching interests emerged from community
members during the planning process. Participants felt that
development in the NCP area should have these qualities:







Aesthetically pleasing;
Connected and integrated;
A mixture of uses;
Flexible;
Green and natural; and
Maintenance of view corridors.

Building on these interests, the five key themes below were
identified as critical in the development of the NCP. These have
formed the foundation for the land use concept plan.

NCP in a Week Community Feedback
Illustration, June 2014

2.1

Existing Site Context

Any development within the Keith Estates NCP area will have an impact on both the surrounding area as well as
the community as a whole. In that regard it is important to consider the broader context of the site’s location. A
number of key contextual elements that take into account the exiting site context have been integral to the
design process including:





Terrace’s natural setting;
The site’s proximity to Downtown Terrace;
Relationship with important transportation routes ;
The proximity to the existing pedestrian greenway.

Figure 2, below, summarizes some of the key
contextual elements for the Keith Estates.

Existing Development along Highway 16
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Figure 2:

2.2

Keith Estates – Map of Key Contextual Elements

Mixture of Land Uses

Including a mixture of land uses has been deemed an important part of the development of the Keith Estates
NCP. With 29 hectares of area, the site has the potential to accommodate a variety of land uses including light
industrial, commercial, residential, recreational, and institutional.
Through “NCP in a Week” those who participated throughout the week were unanimously in favor of restricting
heavy industrial use on the site.

Examples of Land Use Mixture
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2.3

Access and Connectivity

Ensuring accessibility to and within the area are critical elements to the
success of the NCP. A number of factors were particularly important:






Maintaining major arterial streets to support movement of
goods (e.g. Keith Avenue Corridor);
Adding features or amenities to improve pedestrian and
neighbourhood experience;
Creating a well-designed and intuitive internal street network
within the site;
Increasing pedestrian and cycling connections from the site to
Downtown and other parts of the city; and
Improving intersections adjacent to the site.

Logging Truck on Keith Avenue

Figure 3, below, summarizes some of the access and connectivity considerations for the NCP area.

Figure 3:

Keith Estates – Access and Connectivity
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2.4

Buffering and Landscaping

A number of key points around landscaping and buffering were considered during the NCP process:







Buffering residential uses from Keith Avenue traffic and rail line noise and/or hazards;
Physical barriers (berms and/or sound walls);
Natural screens (trees and vegetation);
Distance and separation between incompatible uses;
Setbacks; and
Siting commercial and light industrial uses to act as ‘screens’.

Existing Landscaping Along Grand Trunk Pathway

2.5

Scale, Density, Form, and Character

The design concept for the site will aim to be consistent with the rest of Terrace, along with a strong balance
between scale, density, form, and character. Although there was generally a strong interest in maintaining
building heights at three storeys or less, some people felt that higher buildings may be acceptable.
Design and character guidelines are described in more detail within Section 4.0.
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NCP in a Week Community Feedback Illustration
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3.0

Land Use Concepts

The Keith Estates NCP area will be a mixed-used community offering a variety of commercial, residential,
institutional and industrial activities. New buildings will be oriented toward Keith Avenue and Kenney Street and
along a new internal local road network. A linear park will run along the northern part of the NCP area, providing
an attractive amenity and buffer to the rail tracks. The area will have three distinct sectors but will have a
coordinated appearance and be connected by roads and sidewalks. The Munroe Street Greenway will connect
north over the train tracks via a new pedestrian and cycling overpass. The Greenway will provide an important
connection to downtown and be a focal point in the new neighbourhood.
The three NCP sectors and the linear park are described in more detail below and shown in Figure 4 – Keith
Estates – Neighbourhood Concept Plan.

3.1

Light Industrial / Commercial Sector (West)

The westernmost sector of the Keith Avenue NCP area comprises approximately 9.1 hectares of net developable
area.1
The light industrial/commercial sector extends west from Kenney Street to the existing rail spur at the edge of
the NCP area. This sector would accommodate industrial and commercial uses as well as provide opportunities
for emergency service uses.
The following land use mix is proposed:




Light Industrial:
Commercial:
Emergency Services:

60-75% of NCP area
10-25% of NCP area
5-10% of NCP area

The majority of the sector will be primarily light industrial in
nature and thus provide a transition to existing industrial
uses to the west of the NCP area. A range of parcel sizes is
anticipated to meet the needs of potential light industrial
users. Buildings are expected to be generally one to two
storeys in height. Overall, there is the potential for
approximately 21,900-27,400 m2 2 of light industrial floor
area.

Example of Light Industrial Development

Commercial uses will be located primarily at the southeast corner of this sector, at Kenney Street and Keith
Avenue. The Kenney Street frontage may also prove attractive for business of a commercial nature.

1
2

Excluding proposed road network.
Based on 60-75% of net area to be developed for industrial uses with average one storey buildings at 40% lot coverage.
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NOTE: Amendment Bylaw No. 2218-2021
adopted January 15, 2021, removed multifamily residential land uses from the Keith
Estates NCP

Figure 4:

Keith Estates | Neighbourhood Concept Plan
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This area includes the lands approved for sale by the City to a private developer for a proposed commercial use.
A car dealership with associated uses is expected for this site. Overall, there is the potential for approximately
3,700-9,100 m2 3of commercial floor area in the western sector of the NCP.
Institutional uses in this sector may include emergency services uses, such an ambulance station or fire station,
located on a portion of the City-owned parcel. (The City owns approximately 8 hectares in this sector.) Other
similar uses would also be considered. Approximately 1,800-3,700 m2 4 of institutional uses could be
accommodated in the west sector.
New development will be of a high quality and contribute to the overall character of the NCP. New buildings
along Keith Avenue will respect existing uses on the south side of the street. These lands are outside the NCP
and designated for industrial uses. Residents in existing homes, however, have enjoyed a quality of life in the
area which should not be diminished with new development. With a change from heavy industrial (e.g. the
former mill and the log sorting businesses) to light industrial and commercial, potential conflicts such as noise
will likely be reduced for residents. Nonetheless, regard for views and privacy should be taken into
consideration.

3.2

Mixed Use Sector (Central)

The central sector of the Keith Estates NCP will be primarily a mixed commercial and residential neighbourhood.
Light industrial uses are also possible. The sector comprises approximately 5.9 hectares of net developable land
extending east of Kenney Street to the proposed Munroe Street Greenway. A linear park runs between the CN
rail tracks and the mixed used area. It serves as both an amenity and buffer between the tracks and future
residential development. Institutional or community and cultural uses are also envisioned within this area. The
following land use mix is proposed:





Commercial:
Light Industrial
Residential:
Institutional:

35-45% of NCP area
15-20% of NCP area
30-40% of NCP area
up to 10% of NCP area

NOTE: Amendment
Bylaw No. 2218-2021
adopted January 15,
2021, removed multifamily residential land
uses from this section.

Commercial uses are oriented mainly toward Kenney Street and Keith
Avenue for the exposure and visibility they offer to businesses.
Commercial uses may be large format retail, small-scale shopping
centres that fit the character of the area, or retail stores on the ground
floor of mixed use buildings. Overall, there is the potential for
approximately 8,200-10,600 m2 5of commercial floor area and
3,500-4,700 m2 6 of light industrial floor area in the central sector of the NCP.
3

Example of Large Format Retail
Development

Based on 10-25% of net area to be developed for commercial uses with average one storey buildings at 40% lot coverage.
Based on 5-10% of net area to be developed for institutional uses with one storey buildings at 40% lot coverage.
5
Based on 35-45% of net area to be developed with commercial uses with average one storey buildings at 40% lot
coverage.
14 | P a g e
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Residential development within the NCP area will be of a multi-family nature. Single-family lots are not
proposed. Residential uses may take the form of townhouses, stand-alone apartments or apartments over retail
units.7 Apartment units are expected to make up a higher proportion of multi-family units than townhouses. A
five to six storey height maximum is envisioned. Higher buildings will be subject to careful site planning to
protect views and ensure compatibility with the existing neighbourhood. Overall, there is the potential for
approximately 210-250 apartment units8 and 40-50 townhouses9, accommodating approximately 630-750
residents.10 Residential densities could also be higher if density bonus provisions are applied.
Institutional uses may include cultural or recreational facilities. Public outdoor space such as a small park, plaza
or other similar space is also envisioned in this sector. Such spaces should be designed to reflect local history
and context. Cultural or recreational uses may be oriented toward the Munroe Street Greenway or Keith
Avenue. Locating community uses close to Keith Avenue would allow a link toward the UNBC campus and has
the potential to create a significant community gathering place. Overall, there is the potential for up to
approximately 2,400 m2 11 of institutional uses in the central sector of the NCP.

3.3

Mixed Use Sector (East)

The eastern sector of the Keith Estates NCP area will be primarily a mixed commercial and residential
neighbourhood, similar to the central sector. The sector comprises approximately 6.4 hectares of net
developable land extending east of the proposed Munroe Street Greenway to Sande Street. The linear park runs
along the northern edge of the neighbourhood. Institutional or community and cultural uses are also envisioned
in the vicinity of the Munroe Street Greenway and Keith Avenue.
The following land use mix is proposed:




Residential:
Commercial:
Institutional:

60-70% of NCP area
20-30% of NCP area
10-20% of NCP area

Commercial uses will be oriented mainly toward Keith Avenue and
Sande Street. Commercial uses may include a hotel, large format
retail, small-scale shopping centres, hotels, office buildings, or
retail stores on the ground floor of mixed-use buildings. An
opportunity exists for health care and related uses in proximity of the
Terrace Hospital. Overall, there is the potential for approximately

Example of Neighbourhood Commercial
Development

NOTE: Amendment Bylaw No. 2218-2021 adopted January 15, 2021,
removed multi-family residential land uses from this section.
6

Based on 15-20% of net area to be developed for industrial uses with average one storey buildings at 40% lot coverage
Assumes 30-40% of net area to be developed for residential uses.
8
Based on 60% of residential area to be developed with apartments at 100 units per hectare. Also assumes one third of
commercial area will have residential units above.
9
Based on 40% of residential area to be developed with townhouses at 55 units per hectare.
10
Based on average of 2.5 people per unit.
11
Based on a maximum of 10% of net area to be developed for institutional uses with one storey buildings at 40% lot
coverage.
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5,100-7,700 m2 12 of commercial floor area in the eastern sector of the NCP.
Residential development within the Mixed Used Sector (East) will also be of a multi-family nature. Residential
uses may take the form of apartments over retail business or stand-alone apartments.13 Apartment units are
expected to make up a higher proportion of multi-family units. Overall, there is the potential for approximately
370-420 apartment units 14and 40-50 townhouses15, accommodating approximately 1,030 -1,180 residents. The
site at the corner of Keith Avenue and Sande Street may also accommodate residential uses in conjunction with
commercial uses such as a hotel.
Institutional uses may include cultural or recreational facilities. Public outdoor space such as a small park, plaza
or other similar space is also envisioned in this sector. Designs that are sensitive to local history and context are
encouraged. Cultural or recreational uses may be oriented toward the Munroe Street Greenway and/or Keith
Avenue. Locating community uses close to Keith Avenue would allow a link toward the UNBC campus and has
the potential to be significant community gathering place. Overall, there is the potential for approximately
2,600-5,100 m2 16 of institutional uses in the eastern sector of the NCP.
Rail Spur
A key feature of the eastern sector of the NCP is the presence of an active rail spur. The spur is currently used
for the unloading of cement products and is viewed as a strategic feature within the area. This plan anticipates
that while the use of the spur may continue in the foreseeable future, it may not in the longer term. Although,
the lands surrounding the spur are generally expected to develop with mixed commercial and residential uses,
as noted above, it is also possible that industrial uses could be part of the final land use mix. In this scenario, a
review of the following items would be necessitated:
•
•
•
•

adjustments to the road network to accommodate the spur
and provide access to development sites;
impact on the linear park (e.g. access to and programming
of the park in the vicinity of the rail spur);
transitions between land uses, particularly between
industrial and residential; and
building and site design and character.

NOTE: Amendment Bylaw No. 2218-2021
adopted January 15, 2021, revised this section
to support limited heavy industrial uses.

12

Existing Rail Use Adjacent to Keith Estates

Based on 20-30% of the net area to be developed for commercial uses with one storey buildings at 40% lot coverage.
Assumes 60-70% of the net area to be developed for residential uses.
14
Based on 80% of residential area to be developed with apartments at 100 units per hectare. Also assumes one half of
commercial area will have residential units above.
15
Based on 20% of residential area to be developed with townhouses at 55 units per hectare.
16
Based on 10-20% of net area to be developed for institutional uses with average one storey buildings at 40% lot coverage.
16 | P a g e
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To facilitate residential development and achieve a vibrant neighbourhood character within the eastern sector,
it is recommended that the spur be considered for decommission at a future date. This is due to the fact that
maintaining an active spur on the site would divide the linear park, impact the circulation network, and reduce
the number of potential residential units, and add a use typically incompatible with adjacent residential uses.
Any closure of the spur would be expected to be in the longer term, when market demand warrants it or when a
transition to mixed use commercial/residential out performs or outweighs the benefits of the rail spur. In the
meantime, the spur could remain operational, perhaps with some conditions attached, until the market drives
redevelopment.

3.4

Linear Park

A new linear park is proposed to extend along most of the northern part of the Keith Estates. The park would be
approximately 1.6-2.8 hectares in size. This represents about 5-10% of the total NCP area, or up to 19% of the
NCP area east of Kenney Street.
The linear park may include a trail connection to the Grand
Trunk Pathway, as well as the Munroe Street Greenway and
future overpass across the tracks. Community members
expressed interest in other park features, including wetlands,
a dog area and the retention of as much of the existing
vegetation as possible.
The location of the linear park serves another important
function. It provides a physical separation between the
railway and future development. This is particularly
important where residential and railway uses are proximate.
The width of the park would average approximately 30
metres and thus align with CN Rail’s proximity
recommendations17. The precise width of the linear park is
expected to vary depending on abutting land uses and the
desired buffering functions.

Cyclist Enjoying the Grand Trunk Pathway

The linear park will also function as a sound buffer. Specific design treatments will be considered in greater
detail in the future but could include both natural and constructed sound walls, berms and vegetation as well as
walking paths, open spaces and wetlands.
It is expected that a portion of the park (5% of the land area) would be dedicated at the time of subdivision or
development and any remaining portions acquired by the City.
17

Guidelines for New Developments in Proximity to Railway Operations, prepared for the Federation of Canadian
Municipalities and the Railway Association of Canada, May 2013.
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3.5

Development Summary

Table 2, below, provides a summary of the industrial, commercial and institutional floor area and number of
residential units anticipated with development of the NCP area. These numbers are estimates and are based on
densities and heights that are consistent with current City bylaws. Based on the development patterns and
assumptions outlined in the NCP, the Keith Estates has the potential to accommodate approximately 1,7001,900 people at full build out.
Table 2:

Development Summary

Keith Estates NCP
Development Summary
(all numbers are approximate)
Residential
(# units)
apartment
townhouse
-

Sector

Light Industrial
(floor area m2)

Commercial
(floor area – m2)

Institutional
(floor area- m2)

West

21,900-27,400 m2

3,700-9,100 m2

1,800-3,700 m2

Central

3,500-4,700 m2

8,200-10,600 m2

Up to 2,400 m2

210-250

40-50

East

n/a

5,100-7,700 m2

2,600-5,100m2

370-420

40-50

580-670

80-100

Subtotal
Total

25,500-32,100 m2

17,000 -27,400 m2

4,400-11,200 m2
Population

18

660-770 units
1,700-1,900 people18

Based on 2.5 people per unit, as per Statistics Canada, Terrace household size, 2011 (rounded to nearest 100)
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4.0

Design and Character Guidelines

For each sector within the site, design and character guidelines have been established to ensure that the area
grows to have a complimentary look, feel, and function that establish a strong sense of place. To this end, the
guidelines will serve as a tool for City staff, Council and developers to ensure the Keith Estates NCP area is
developed appropriately.
These guidelines have also considered the intent of the City’s “Downtown Design Guidelines” (Appendix C to the
OCP) and how it relates to the NCP Area. In particular, the “Downtown Design Guidelines” outline several
relevant aspirations for the Keith Estates NCP area, including ambitions for buildings and places that:

•
•
•
•
•
•
•
•
•
•

Create a strong first impression and sense of entry;
Reflect the particular characteristics of each site;
Reflect the weather conditions in Terrace;
Provide effective and efficient pedestrian, cycling and vehicular circulation;
Create distinct streetscapes;
Are visually appealing;
Internalize parking;
Integrate high quality landscape design that use hardy native plant material;
Have clear, concise and unambiguous design; and
Are compatible between different development areas.

Examples of High Quality Landscape Design

4.1

Light Industrial / Commercial Sector (West)

Height

1. Building heights in this sector will generally be one to two stories in height in accordance with light
industrial and large format commercial uses.
2. Buildings located at corner locations may accommodate an additional storey if consistent with the
overall vision for the area.
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3. Views toward the mountains will be assessed with the City prior to development. Where important
views are identified, they will be retained through mechanisms such as street alignment, view corridors
(areas with no buildings) and/or lower building heights.
Character

1. Development will be encouraged to incorporate high quality construction materials and aesthetics
consistent with the character of Terrace and reflective of an active urban setting.
2. Buildings shall incorporate ground level doors and windows along primary street frontage and
pedestrian corridors. Windows will be transparent (e.g. not reflective) to facilitate visual interest and
interaction between indoor and outdoor users as well as to aid in securing the street.
3. Industrial and commercial land uses facing Kenney
Street will be oriented and designed with consideration
of commercial and /or residential uses on the east side
of the street (central mixed use sector).
4. Industrial and commercial uses along Keith Avenue will
be designed to respect existing uses on the south side
of the street. While designated for industrial uses, it is
recognized that some long-term residential uses exist.
Design of new buildings will consider how height, siting
and massing may impact the views, privacy and
enjoyment of properties on the south side of Keith
Example of High Transparency Light Industrial
Avenue.
Building Facade

Building Setbacks

1. Setbacks along Keith and Kenney Avenues will
encourage a consistent street wall and orientation
towards these key roads. Greater setbacks may be
considered in order to accommodate outdoor seating
or display space and if it can be demonstrated that it is
consistent with the overall vision for the area.
2. Front setbacks along Keith Avenue will be reviewed
and assessed to determine required road widening for
traffic function. A Road Reserve may be required at
the time of development.
3. Setbacks along internal roadways will be consistent
with the needs of light industrial and commercial uses,
in order to accommodate customer parking and / or
loading.

Example of Building Setback Incorporating
Landscaped Buffer
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Outdoor Storage

1. Outdoor storage will be screened so it is not
visible from Kenney Street or Keith Avenue.
Parking / Loading

1. Parking will be primarily located in the interior
of the site, away from Keith Avenue and Kenney
Street, and shall incorporate appropriate
landscaping and pathway features.
2. Loading will occur in the interior of the site and
will be located or screened in a manner as not to
be visible from Keith Avenue and Kenney Street.
Example of On-Site Parking

Orientation / Relationship with Street

1. Buildings along Kenney Street and Keith Avenue will be oriented toward the respective streets to the
greatest extent possible.
2. Buildings along Kenney Street and Keith Avenue will incorporate elements that respond to the gateway
location. These may include taller corner heights, landscaping or other unique design features.
Access & Circulation

1. Driveways will be minimized along Kenney Street and Keith Avenue for safety and to contribute to a
more unified streetscape. Access to development sites will be primarily from a new internal local road.
2. Internal circulation will be designed to minimize conflict between personal vehicular movement and
heavy truck movement.
Natural Features / Public Amenities

1. A landscaped area between industrial uses and the train tracks is encouraged. This area could serve as
an amenity for employees and provide a connection to the linear park that exists on the east side of
Kenney Street.
2. Existing vegetation along the north end of the sector near the train tracks will be retained as much as
possible to provide a sound buffer and to reinforce the area’s natural setting.
3. Outdoor seating areas are encouraged to provide amenity space for employees and customers. These
areas should include elements such as landscaping, public art, benches, shelters or water features.
These areas should be easily visible and accessible by pedestrians and with limited or no conflict with
vehicular movement.
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4.2

Mixed Use Sector (Central)

Height

1. Buildings will generally be no higher than three to four storeys. Higher buildings, particularly at corner
locations, may be permitted subject to careful review and demonstration that the additional height is
consistent with or helps to advance the overall vision for the area.
2. Views toward the mountains will be assessed with the City prior to development. Where important
views are identified, they will be retained through mechanisms such as street alignment, view corridors
(areas with no buildings) and/or lower building heights.
Character

1. Development will be encouraged to incorporate high quality construction materials and aesthetics

2.

3.
4.

5.

consistent with the character of Terrace and reflective of an active and vibrant residential and
commercial neighbourhood.
Ground floor commercial building facades will be visually appealing, incorporating large, transparent,
windows, awnings, and unique design features and signage. Outdoor seating is encouraged for
restaurant and café uses.
Residential uses above ground floor commercial should
have a separate, clearly defined entrance.
Building facades shall be visually interesting, with
architectural features to clearly define the ground floor.
Above-ground facades should incorporate features to
‘break up’ the building wall, such as balconies, or
varying materials or depths.
Each elevation should have visual interest from a range
of viewing distances.

Building Setbacks

Example of Mixed-Use Development

1. Development is encouraged to locate as close to the street as possible, with either no front setback or a
very minimal front setback.
2. Front setbacks will only be considered in order to accommodate outdoor seating, display space, a
landscape feature, or unique architectural or public amenity.
3. Front setbacks along Keith Avenue will be reviewed and assessed to determine required road widening
for traffic function. A Road Reserve may be required at the time of development.
Outdoor Storage

1. Outdoor storage will be screened so it is not visible from Kenney Street or Keith Avenue or from the
linear park.
Natural Features / Public Amenities

1. Development will incorporate landscaping and natural features consistent with the unique character of
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Terrace and the surrounding natural landscape.
2. Outdoor seating areas or pocket parks for customers and residents are encouraged. These areas could
include landscaping, play areas, public art and / or water features. These areas should be highly visible,
easily accessible by pedestrians and with limited or no conflict with vehicular movement.
3. Both the Munroe Street Greenway and linear park are important amenities in this sector. They will be
designed to meet the various needs of future residents and users. Key design features are expected to
include street trees, seating areas, fountains, active play areas, pedestrian scale lighting, and other
related features.
Orientation

1. Buildings along Keith Avenue and the Munroe Street Greenway will be oriented toward the respective
streets. Primary pedestrian access will be from these streets, with secondary access provided (if
applicable) off the internal roadways.
2. Townhouses and apartments located along the linear park will front the park to activate the park space,
to capture the amenity value of the park and to help visually secure the park space throughout the day
and evening.
3. Development along the Munroe Street Greenway shall present an active frontage, with frequent
windows and doors to encourage transparency between the public realm and the private realm. Large
blank walls shall be avoided adjacent to the Munroe Street Greenway.
Parking

1. Parking will be located in the interior of the site and shall incorporate appropriate landscaping and
pathway features.

2. On-street parking is encouraged and may be considered in the calculation of off-street parking
requirements for commercial uses.

3. Shared parking between uses that operate at different times is encouraged as a way to reduce both cost
and areas of paving.
Access & Circulation

1. Internal alleyways are encouraged to facilitate commercial loading and preserve street facing
development.
2. Development adjacent to the linear park is encouraged to incorporate pathways or other connections
that facilitate access from the broader site.
3. Shared access points are encouraged as way to maximize site utilization and minimize space dedicated
to vehicles.
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4.3

Mixed Use Sector (East)

Height

1. Buildings will generally be no higher than five to
six storeys. Higher buildings, particularly at
corner locations, may be permitted subject to
careful review and demonstration that the
additional height is consistent with or helps to
advance the overall vision for the area.
2. Views toward the mountains will be assessed
with the City prior to development. Where
important views are identified, they will be
retained through mechanisms such as street
alignment, view corridors (areas with no
buildings) and/or lower building heights.

Example of Multi-Family Residential
Development

Character

1. Development will be encouraged to incorporate high quality construction materials and aesthetics

2.

3.
4.

5.

consistent with the character of Terrace and reflective of an active and vibrant residential and
commercial neighbourhood.
Ground floor commercial building facades will be visually appealing, incorporating large, transparent,
windows, awnings, and unique design features and signage. Outdoor seating is encouraged for
restaurant and café uses.
Residential uses above ground floor commercial should have a separate, clearly defined entrance;
Building facades shall be visually interesting, with architectural features to clearly define the ground
floor. Above-ground facades should incorporate features to ‘break up’ the building wall, such as
balconies, or varying materials or depths.
Each elevation should have visual interest from a range of viewing distances.

Buildings Setbacks

1. Development is encouraged to locate as close to the street as possible, with either no front setback or a
very minimal front setback.
2. Front setbacks will only be considered in order to accommodate outdoor seating, display space, a
landscape feature, or unique architectural or public amenity.
3. Front setbacks along Keith Avenue will be reviewed and assessed to determine required road widening
for traffic function. A Road Reserve may be required at the time of development.
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Outdoor Storage

1. Outdoor storage is discouraged in this sector.
2. Where outdoor storage may be required (e.g. if the rail spur is utilized in conjunction with an industrial
or commercial enterprise), it should be screened from neighbouring residential, park or commercial
uses.
Natural Features / Public Amenities

1. The incorporation of a visually appealing gateway
feature is highly encouraged at the intersection of
Sande Street and Keith Avenue. This may incorporate
public art, unique signage, or a natural or water
feature.
2. Both the Munroe Street Greenway and linear park
are important amenities in this sector. They will be
designed to meet the various needs of future
residents and users. Key design features are
expected to include street trees, seating areas,
fountains, active play areas, pedestrian scale lighting,
and other related features.

Example of Incorporation of Natural Drainage
Features into Site Design

Orientation

1. Buildings along Keith Avenue and the Munroe Street Greenway will be oriented toward the respective
streets. Primary pedestrian access will be from these streets, with secondary access provided (if
applicable) off the internal roadways.
2. Townhouses and apartments located along the linear park will front the park to activate the park space,
to capture the amenity value of the park and to help visually secure the park space throughout the day
and evening.
Parking

1. Parking will be located in the interior of the site and shall incorporate appropriate landscaping and
pathway features.
2. On-street parking is encouraged and may be considered in the calculation of off-street parking
requirements for commercial uses.
3. Shared parking between uses that operate at different times is encouraged as a way to reduce both cost
and areas of paving.
Access & Circulation

1. Development will encourage pedestrian connectivity to the linear park, Keith Avenue, and the Sande
Street Overpass.
2. Where possible, sites adjacent to the Sande Street overpass will provide direct pedestrian access
between the site and the overpass.
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3. Internal alleyways are encouraged to facilitate commercial loading and preserve opportunities for street
facing development.
4. Development adjacent to the linear park is encouraged to incorporate pathways or other connections to
provide access from the broader site.
5. Shared access points are encouraged as way to maximize site utilization and minimize space dedicated
to vehicles.

Example of Mixed Use Development
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5.0

Transportation and Servicing

As part of the NCP process, a high level transportation analysis was conducted to assess existing conditions inand-around the site and to identify potential changes to support the proposed development. This included
traffic data analysis, traffic and transit route analysis, on-site assessments, and a review of community feedback
obtained during the NCP public sessions. In addition, the following existing reports and sources were reviewed
to ensure compatibility:


Grand Trunk Pathway Master Plan (2008);



Terrace 2050 Buildings and Transportation;



Terrace Active Transportation Plan (2009);and



Highway 16 Corridor Plan (2009).

The results of the analysis indicate that there is the potential to significantly improve existing transportation
linkages in-and-around the Keith Estates and to broaden the accommodation to:
•

Include more vulnerable users, e.g. cyclists, pedestrians;

•

Provide better transit coverage;

•

Consider more effective traffic control, and

•

Incorporate context-sensitive road designs.

The following sections provide an overview of key existing transportation features and recommendations for
future improvements.

5.1

Existing Context

The following are key existing transportation features of the Keith Estates.
Road Network
The Keith Estates is defined by the surrounding road network,
which includes Keith Avenue, Kenney Street, and the Sande
Street overpass. These serve as key traffic and goods
movement corridors that link the NCP area to the nearby
Highway 16 and the broader region.
In addition, there are two local roads – Molitor Street and Eby
Street – that run perpendicular to the site and connect to the
nearby local neighbourhood. Pedestrian access to downtown
Terrace is provided via the Sande Street overpass, or via a
longer route using Kenney Street.

Intersection of Keith Avenue and Kenney Street
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The Sande Street overpass was built in the mid-1970s and
resulted in traffic bypassing downtown. While this may
have had the unintended result of impacting the vibrancy
of downtown, it also led the emergence of a strong
commercial business area along Keith Avenue. The
intersection of Sande Street and Keith Avenue is a
recognized bottleneck in the city’s transportation network.
A second grade-separated vehicular crossing of the CN
tracks has been under discussion for some time, with the
most preferred location west of the NCP area at Braun
Street.

Pedestrian Walking along Sande Street
Overpass

Participants in the NCP process discussed the limitations of the current overpass. These included the narrow
sidewalks, which often are rendered unpassable in the winter due to snow pile up. Traffic delays at the
intersection of Sande Street and Keith Avenue, along with a non-intuitive signalization were also cited.
Keith Avenue
Although the City does not currently have a Transportation Plan, Keith Avenue serves as a primary
transportation corridor. Within the study area, Keith Avenue is a two lane collector road with a sidewalk or
informal gravel path along most sections of the south side. The north side shoulder is primarily gravel or
overgrown. There are numerous accesses along Keith Avenue serving local businesses. Utility poles line both
sides of the street and a water main runs along the south side.
Rail Line and Spur
The site is bordered on the north by a CN rail line that physically separates the Keith Estates from the
downtown. There is an active rail spur on the eastern portion of the site and an inactive rail spur just outside the
site’s western border.
Walking and Cycling
The recently extended Grand Trunk Pathway – a 6-kilometre pathway - runs east-west on the north side of the
CN Rail tracks. It provides residents and visitors with an attractive recreational facility and is separated from
motor vehicles. As indicated in Figure 5, below, the Grand Trunk Pathway has strong connectivity with other
existing and planned recreational routes within the City.
Despite the success of the Pathway, certain limitations remain. There is a lack of direct and safe pedestrian
connectivity into the Southside as identified in the Grand Trunk Pathway Master Plan report. The Master Plan
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Figure 5:

Adaptation of Terrace OCP maps showing connectivity with Grand Trunk Pathway
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highlighted a general lack of crossing opportunities of the CN Railroad and Highway 16. The Plan also noted
that, generally, inadequate pedestrian and cycling facilities were cited as a key constraint within the city, and in
particular, a lack of on-road cycling and sidewalks especially with Terrace’s Southside. These conditions remain
today
In addition to limited connectivity, there is an overall lack of accessible design features in-and-around the NCP
area – particularly pedestrian-controlled lights with
audible signals and curb let-downs at crossing points.
Public Transit
Route 3 is the primary bus route serving the NCP area.
Only a small portion of the route travels eastward along
Keith Avenue (between Kenney Street and Molitor Street).
A student / commuter routing extends Route 3 for one trip
in the morning and one in the afternoon to cover a oneway loop westward between Braun Street and Skeena
Street, when school is in session. There is a bus stop to
serve the UNBC campus.

Bus Stop along Keith Avenue

Public comments received during consultation sessions describe service as being infrequent with low ridership.
Transit was identified as being an ineffective alternative to vehicle travel. However, BC Transit reported Terrace
as having “high ridership”. Most routes are equipped with bike racks which serve to expand the distance within
which cyclists can travel.
Heavy Trucks
The Keith Estates serves a number of commercial and industrial land uses. Trucks are an important component
of traffic composition along Keith Avenue. In particular, large logging trucks serve the forestry industry and
utilize Keith Avenue to carry out their business. There are many commercial/ industrial accesses to businesses
along Keith Avenue that would have to be maintained in the future.
As noted in the Highway 16 Corridor Plan, sidewalks are needed along Keith Avenue, west of Sande Overpass.
There have been reports of higher pedestrian demand east and lower demand further west along Keith Avenue.

5.2

Transportation Improvements to Support the NCP

The following presents a transportation vision for the Keith Estates. This vision recognizes the importance of
continuing to serve existing light industrial and commercial uses in the area. It also seeks to incorporate features
that will support new mixed-use and residential developments and improve the pedestrian and neighbourhood
experience.
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The precise nature and extent of transportation improvements required will be evaluated in more detail at the
time of development. Traffic Impact Studies will need to be undertaken and may be required in conjunction with
development proposals.
Road Network
Key to the success of the NCP Area will be to create a welldesigned internal street network. A grid system is recommended
to maximize efficiency of land uses and ease of movement. The
conceptual road network , as shown in Figure 4,

proposes

extensions of two adjacent local roads - Molitor Street and Eby
Street - into the site. This will facilitate north / south connections.
Other proposed roads have been spaced at regular intervals to
facilitate access and create developable site areas. It is
recommended that all new roads through the NCP area are
dedicated and maintained as public rights-of-way.
The centerpiece of the new internal network is the proposed
Munroe Street Greenway. The Munroe Street Greenway will be a
new local road that connects from Keith Avenue north through the
site. The Greenway is expected to have wide sidewalks and trees
on both sides of the street. It will provide access to businesses and
residences as well as be a significant community amenity. Public
art and gathering places are envisioned
to contribute to a unique sense of place along the Greenway.

Examples of Greenway Design

As the Greenway approaches the linear park, it will transition to a
pedestrian/cycling route only and connect to a future pedestrian
overpass across the CN tracks.
The Sande Street overpass will continue to be maintained and enhanced as part of future plans for development
in this area.
Keith Avenue
Preliminary analysis indicates that Keith Avenue can accommodate the level of development proposed in this
NCP within the existing 20 m right-of-way. This is based on a 2009 background traffic demand along Keith
Avenue of approximately 400 to 550 vehicles per hour during peak periods).19 Accounting for additional
19

Traffic counts carried out by the City in 2014 were similar or lower than the 2009 traffic data reported in the Highway 16
Corridor Plan.
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development traffic, the total future demand at peak hours would be within an acceptable range for a two-lane
collector road.
It is recommended that truck access on Keith Avenue continue to be maintained. Future development will need
to include sufficient turning radii at commercial driveways and ensure that any design changes to the south side
of Keith Avenue sidewalks are compatible with commercial uses.
A signalized intersection or roundabout at Keith Avenue and Sande Street was recommended in the Highway 16
Corridor Plan. The NCP supports this recommendation, as additional development within the NCP area will
require that this be in place to facilitate access to and from the site. Based on a sensitivity analysis, an additional
2,000 trips can be generated on site and fit within the capacity of a new signal or roundabout at Keith Avenue
and Sande Street.
The Highway 16 Corridor Plan also identified a need for sidewalks along Keith Avenue. The NCP supports this
recommendation.
It is recommended that the north side of Keith Avenue include a separated pathway for recreational cyclists and
pedestrians. This can be accommodated within a 20-metre right of way. Accommodating non-automobile uses
is consistent with the Terrace 2050 Buildings and Transportation goal that 30% of trips will be non-automobileoriented in 10 years (e.g. 2020).
The aforementioned recommendations will have significant implications for the future design of Keith Avenue.
As noted in the Implementation section of this report, further transportation analysis is required prior to
initiating development on the site. To inform these future studies, the following considerations have been
identified:
•

Wider travel lanes may be required to accommodate large trucks. However, lanes should not be too
wide so as not to conflict with parked cars or sidewalks;

•

Balancing lane width with multi-modal user safety (e.g. wider lanes often lead to higher vehicular and/or
truck speeds);

•

Accommodating on-street parking on Keith Avenue. A parking lane on at least one side of the street to
accommodate future commercial uses along Keith Avenue is an important element of the NCP;

•

Accommodating cycling on Keith Avenue in a safe manner. While recreational cyclists will tend to favour
quieter internal roads, it is recognized that commuter cyclists will opt for the more direct route;
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•

Coordinating improvements on both the south and north sides of Keith Avenue. The south side of Keith
Avenue generally has few sidewalks and formal driveways. Interim improvements may be considered in
order to create a coordinated and integrated streetscape;

•

Relocation of utilities, which run on both sides of the street. The undergrounding of utilities is expected
for the NCP area, but should be also be considered for the south side.

•

Conducting further traffic and road right-of-way analysis to confirm that future volumes, including
development traffic, can be accommodated within a 20 metre right-of-way. Registering road reserves in
the initial development stages will ensure lands are maintained for road widening of Keith Avenue if
needed in the future.

Two conceptual visions for Keith Avenue, based on the existing 20 metre right-of-way and reflecting some of the
above considerations, are shown below in Figures 6 and 7.
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Figure 6:
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Figure 7:

Keith Avenue Conceptual Vision– Option 2
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The following presents two potential approaches to how Keith Avenue could transition over time:
All at once: This approach includes building both sides of Keith Avenue at same time, rather than waiting for
development to occur on the south side. This may offer the most cost effective approach over the long term, but
will be the most costly in the short term, as it will require a large, up-front financial commitment. With street
development occurring all at once, long term disruption within the neighbourhood would be low. However,
short term disruption would be high.
By section: This approach includes developing an overall plan for Keith Avenue and implementing it as
development opportunities arise. This is likely a more expensive approach and will extend the construction
period and disruption. As noted, temporary measures for the south side of Keith Avenue, such as pedestrian
facilities or streetscape improvements, may be appropriate.
Walking and Cycling
To increase pedestrian and cycling access to downtown, the NCP
recommends connecting the Munroe Street Greenway to Munroe
Street on the north side of the rail line via a pedestrian / cyclefriendly walkway. This is in line with both the Terrace 2050
Sustainability Strategy Buildings and Transportation document and
the City’s Active Transportation Plan, both of which recommend
such a connection.20
A preliminary analysis of the infrastructure needs for the overpass
indicate that a grade of 5% or less is necessary ensure this is
universally accessible (e.g. for wheelchair users or for people with
mobility aids). For this to occur, sufficient land at the abutments of
the bridge to accommodate switch backs or ramps to fit a 5% grade
will be necessary. The Active Transportation Plan provided a rough
cost estimate of $1.7M (2005) based off a comparison with a CPR
bridge in Port Moody.21

Examples of Pedestrian Overpasses

The Active Transportation study identified a need for railings along the bridge structure of the Sande overpass.
The NCP supports this recommendation, however it is recognized that this is outside the NCP area.

20

The Plans recommended Kalum Street as the location of connection. However, within the context of the NCP, Munroe
Street has been identified as another suitable location.
21
The estimate was for an overpass 175 meters long with a 12% max grade. However, best practice for design suggests that
a 5% max grade for cyclists / accessibility would be more appropriate within the context of the NCP.
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Public Transit
Development of the Keith Estates to a more dense, mixed-use community will support transit use and
enhancements over time. Transit studies will be required to determine how best to extend service to the NCP
area. At the minimum, it is expected that the current Route 3:
•

provide a bi-directional pattern (instead of one way only on Keith Avenue);

•

serve a longer section of Keith Avenue ; and

•

access the future internal road network within the NCP area.

5.3

Servicing

Water, and sanitary sewer are available within the NCP area. A sewer right-of-way that services the Bench exists
through the site and aligns with Eby Street.
Stormwater management within the NCP area is expected
to best be achieved through the retention and inclusion of
grassland and other similar landscaping conditions.
Power lines and other major utilities within the NCP area
should be
installed underground during
the
redevelopment process.
While development of the NCP area is expected to help
expedite servicing improvements, it is acknowledged that
development will also put pressure on existing services.
Example of Permeable Surfaces that support
Stormwater Management
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6.0

Implementation

The vison for the Keith Estates, as set out in this Neighbourhood Concept Plan, will take many years to be
realized. Transformation from a heavy industrial to mixed-use urban community will take place mainly through
the redevelopment process initiated by property owners in the NCP area. Future studies, the investment of
public funds and other initiatives may also be required. Policies to guide the implementation of the NCP vision
are identified below.

6.1

Official Community Plan and Zoning

1. Lands west of the Sande Street overpass within the NCP area that are currently designated as
“transition” in the Official Community Plan will be re-designated as development proceeds. A new
mixed-use designation may be required. Lands west of Kenney Street within the NCP area may also be
re-designated from industrial to an appropriate commercial or light industrial designation. It is expected
that re-designation will take place as part of the redevelopment process and be concurrent with
rezoning.
2. The City may consider adopting Development Permit Area Guidelines for the Keith Estates, based on the
Design and Character Guidelines contained in Section 4 of this document. Alternately, existing
commercial and multi-family Development Permit Guidelines, together with the NCP directions, may
provide an appropriate level of design guidance.
3. Development of most lands within the NCP area will require rezoning. Where existing zones are not
appropriate, new zones may need to be developed or Comprehensive Development zones could be
considered.
4. The City may consider pre-zoning of lands within the NCP area as a means to support and expedite
redevelopment.

6.2

Development Process

1. The Keith Estates will develop in a coordinated and comprehensive manner. The area’s large parcels and
ownership pattern are expected to support this. Piecemeal and unconnected development patterns are
not encouraged.
2. The City may require that a more detailed site master plan is prepared prior to considering development

applications.
3. Development applications for individual parcels within the NCP area may be accepted subject to the
City’s satisfaction that individual proposals:
a. do not limit the development potential on other lands within the NCP; and
b. appropriately reflect the vision and policies set out in the NCP.
4. The City may require that each development application within the Keith Estates include:

a. A conceptual subdivision and road network plan for the entire NCP area;
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b.
c.
d.
e.
f.

A Traffic Impact Study (as further described below);
A Market Study (as further described below);
Development summary and land use statistics for the subject site(s) and for the entire NCP area;
A statement on how the subject site(s) will be serviced and contribute to future servicing within
the NCP area; and
Additional information, as deemed necessary by the City, to support the application.

Future Studies

6.3

1. A Traffic Impact Study may be required for each development proposal within the NCP area. The Study
may be required to address:
a. The capacity, design and functioning of Keith Avenue as an important truck route through the
city as well as a character defining element in the NCP area;
b. The Keith Avenue/Sande Street intersection;
c. Traffic calming within and in the vicinity of the NCP area;
d. Road hierarchy, site access and multi-modal transportation (e.g. cycling, walking and transit
use).
2. A market study may be required as a component of each development application. The purpose of the
market study is to demonstrate demand for the type of land use(s) proposed and to guard against
overbuilding that may diminish the success of the Keith Estates.

6.4

Engineering, Amenities and Financing

1. If a future Traffic Impact Study determines that additional road right of way is required on Keith Avenue,
additional dedication may be required at the time of subdivision. Alternately, new buildings may be
required to be set back by a corresponding amount (e.g. through a Road Reserve Covenant or other
mechanism).
2. It expected that future roads within the NCP area will be dedicated municipal roads.
3. The City will work with CN Rail, applicants and others to consider the design, cost and timing of a new
pedestrian overpass over the CN rail tracks.
4. The City will continue to work with the Ministry of Transportation and Infrastructure to advocate for
upgrading the Keith Avenue/Sande Street intersection at Highway 16.
5. Significant on-site servicing may be required in order to develop lands within the NCP area. A detailed
servicing strategy for the NCP area will be required.
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the City of Terrace presents....

NCP in a Week | Community Engagement Summary
In mid-June, 2014 Urban Systems and the City of Terrace hosted a handful of events centered on the
neighbourhood planning process for the Keith Avenue Industrial Transition Area. The three-day session, branded
as “NCP in a Week”, invited participation from all community members to jump-start the process of creating a
Neighbourhood Concept Plan (NCP) for the Keith Avenue Industrial Transition Area. The Plan, once complete,
will guide future decisions for the use and development of the area.
NCP in a Week provided multiple opportunities for community members to join the conversation and help shape
the vision for the area. This Community Engagement Summary will provide an over of each event/ activity hosted
th
th
from June 16 to June 18 .
The information/ feedback received from the community through the
NCP in a Week activities will help to guide the development of a vision
and guiding principles, as well as the creation of draft concepts for the
site. During each session a graphic facilitator was on hand to record the
thoughts and view of participants throughout.
Prior to the NCP in a Week sessions, information was available online
using the Placespeak platform. The project website provided the
community with a background on the project and process as well as
what to expect for the NCP in a Week sessions.

Monday June 16th
Property Owners Meeting
NCP in a Week began with a Property Owners Meeting. Urban Systems
and City staff met with three residential property owners and one
commercial property owner from the service sector. The meeting
provided participants with an introduction and overview of the project
and planning process, followed by a group discussion. The property
owners shared their knowledge of the history of the area, experience as
property owners, and ideas and aspirations for the future of the site.

Public Open House No. 1
th

The first event open to community members was held the evening of June 16 at the Sportsplex in Terrace. This
Open House provided an opportunity for the public to be introduced to the project and planning process, some for
the first time. In total, approximately 35 community members attended the Open House sharing their thoughts on
what role the site should play in the broader community context. The event included display panels, an overview
presentation, question and answer session, and group table discussions.

During the table discussions, each facilitator was equipped with an aerial image of the NCP, zoning and OCP
maps, trace paper, sticky notes, and pens to help engage participants in the discussion. The discussions centered
on visioning, strengths and opportunities, key issues, guiding principles, and common themes. Participants at
each table were encouraged to speak on the area of most interest to them.
Some of the comments included a need for:









Mixed use development;
Improved road access and road networks,
including improving safety along Keith Avenue;
Reducing/ limiting heavy industrial uses;
Community facilities on the south side of
Terrace;
Amenities to support residential development;
Non-traditional retail;
Green space; and
Densities no higher than three stories.

“Don’t want
businesses to
move out of the
City”

“Pedestrian travel not
safe over the
overpass during the
winter months”

“Need a traffic light
at south end of the
Sande Overpass at
Keith Avenue”

“People moving from urban
areas are used to higher
density options, not as
concerned with proximity to
rail/ highway”

Tuesday June 17th
Guided Walking Tour
To kick-off day two of NCP in a Week, participants were led
through a walking tour of the Keith Avenue Industrial Transition
Area. The purpose of this tour was to spark ideas and identify
issues and opportunities in the moment; being on site allowed
participants to truly experience the site, using all of their senses.
Three community members as well as City staff and Councillors
took part in the tour, sharing their experiences and history with
the site. The tour began at City Hall followed by stops at Sande
Street Highway 16 Overpass, UNBC on the south side of Keith
Avenue, Keith Avenue and Kenney Street, the walking trail
along highway 16 west, and concluding at the ice cream shop
on highway 16 west.

Public Workshop
A facilitated public workshop provided a third opportunity
for community members to get involved in NCP in a
Week. Six members from the community participated in
the workshop, along with City staff and Councillors.
Facilitators led the group through a hands on planning
exercise, centering on site context, access and
servicing, roads and networks, land use mix, buffering,
green space and public space, and building types and
layouts.
A number of key themes were identified by participants
during the session including,





Parks/ open space;
Mixed use commercial/ residential;
Overpass/ transportation issues; and
Keith Avenue as a major corridor.

Wednesday June 18th
Meeting with Secondary Stakeholders
The final day of events provided an opportunity for the project team to meet with secondary stakeholders
regarding the future of the Keith Avenue Industrial Transition Area. Approximately 11 stakeholders attended, in
addition to Urban Systems and City staff.

Representatives from the following groups attended:








Terrace Economic Development Authority (TEDA)
Skeena Diversity Society
Northern Health Authority / Mills Memorial Hospital
Progressive Ventures Construction
Chamber of Commerce
Property Owner (Old Mill Site)
University of Northern British Columbia

The team provided an overview presentation of the project and
some of the preliminary feedback received to date. The
remainder of the session provided participants with an
opportunity to share their thoughts and concerns regarding the
future development of the subject area. A broad range of
perspectives were presented, with some differing opinions
regarding certain topics. Participants recognized the validity of
the different perspectives and agreed on the need to carefully
consider and balance these perspectives during the
development of the Concept Plan. Key feedback included:







A desire by some to see the area maintained for light
industrial and large format commercial use;
A desire by others to see new uses introduced to the area, such as mixed use commercial / residential;
A general need to accommodate future residential growth in the city centre;
Concern regarding the desirability / success of introducing residential uses in the area;
The expectation that Terrace will be facing significant growth in the near future;
 Questions regarding the longevity of this growth and long-term population implications; and
The importance of continuing to work together with stakeholders as the process moves forward.

Public Open House No. 2
As the final session of NCP in a Week, the purpose of the second Open House was to report back to the
community on what was heard over the course of NCP in a Week and identify preliminary directions for the NCP
for further elaboration.
The Open House included a short presentation summarizing the week’s events, identified key themes, and
addressed emerging elements related to the planning of the site and a question and answer session. A number
of ‘stations’ displaying images, models, and recorded feedback from each of the previous sessions were set up
for viewing.
The purpose of the stations was to allow participants to circulate the room, read and make comments on the
various feedback, ideas, and designs generated by the community over the course of the week. Participants had

the opportunity to have their “visions sketched out” by our guest artist, "vote" with red & green stickers on drafts
that they liked and didn't, and use models to build and design the site to their liking.
Participants added valuable feedback. Comments included the importance of Keith Avenue as a transportation
route for industrial businesses, the viability of residential use adjacent to the industrial area

Summary of Key Themes & Preliminary Directions
Overall Themes
During the course of the Week, a number of overall themes emerged from Terrace community members that will
help inform the direction of the next steps in the design process. These included the desire for:

Site Planning – Key Elements & Preliminary Directions
Within the context of these broader, overall themes, a number of key elements were identified as important when
developing the NCP.






Existing Site Context;
Access and Connectivity;
Buffering & Landscaping;
Mixture of Land Uses; and
Scale, density, form and character.

The following elaborates on the common themes and preliminary directions identified by the community for these
key elements.

Existing Site Context
Community members recognized the importance of considering the broader context in which the NCP site is
located, as the site’s development will impact both the immediate surrounding area and broader city. Key
contextual elements identified by community members that
should be considered when designing the site included:
Terrace’s natural setting; the site’s proximity to Downtown; and
relationship with important transportation routes (e.g. trucks
traffic running East/ West along Keith Avenue and school traffic
running North/ South along Kenney Street); and the proximity to
the existing greenway.

Access and Connectivity
Access to the site and connectivity to the surrounding area was a primary area of focus for community members.
Within this broad topic of access and connectivity, a number of key themes emerged.

Access & Connectivity
Topic

Themes
Maintaining as major arterial to support movement of goods

Keith Avenue Corridor
Adding features to improve pedestrian & neighbourhood experience
Internal Street Network

Intersections & Overpasses

Creating a well-designed internal street network within the site.
Increasing pedestrian and bike
connections to Downtown, including:
Improving intersection at Keith and
Sande.

Views / Visual

Maintaining view corridors.

A potential pedestrian overpass at
Munroe.
Improving existing pathways (e.g.
along overpass)
Signalling

Mixture of Land Uses
Community members felt that the site could accommodate a mix of
uses. Potential uses identified included light industrial, commercial,
residential, institutional, and recreational
It is important to note that community members unanimously
stated that they would not like to see any heavy industrial use on
the site and that such uses were better suited for the city’s
periphery, such as the newly developed industrial park.
Participants recognized that a key challenge will be balancing the
mix of uses to minimize conflict between uses. Potential
approaches included:



Vertical mixing (e.g. residential above ground floor commercial)
Use ‘bubbles’ (e.g. creating pockets of similar uses with some overlap / mixing at edges)

Buffering and Landscaping
Community members recognized the important role landscaping and buffering play in creating a vibrant, secure
sense of place, particularity around residential uses. A number of key points around landscaping and buffering
were discussed including:







Buffering residential uses from Keith Avenue traffic & rail line noise / hazards
Physical barriers (berms/ sound walls)
Natural screens (trees/ vegetation)
Distance/ separation
Setbacks
Siting commercial / light industrial uses to act as ‘screens’

Scale, Density, Form and Character
Creating a strong balance between the scale, density, form, and
character of the subject area was acknowledged by community
members. Many felt that the scale and character should be
consistent with the rest of Terrace. A number of key points were
documented during the discussion including:




Mid-rise building heights (e.g. three or four storeys)
Medium density building types that incorporate open
space
Interesting and active building forms

Conclusion
Over the course of NCP in a Week, we gathered valuable input that will help form the groundwork of a
Neighborhood Concept Plan for the Keith Avenue Industrial Transition Area.
Key results of the event included:






Generated community interest and participation
Began to develop a vision & guiding principles for the site
Discussed & identify key issues, opportunities, and constraints
Identified key ingredients and began to identify potential forms
Created rough concepts for further elaboration

The project team looks forward to building off the work completed to develop a Neighbourhood Concept Plan for
the Keith Avenue Industrial Transition Area that meets the needs of Terrace residents today and for years to
come.

Keith Estates
Neighbourhood Concept Plan
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Keith Avenue Industrial Transition Area
Neighbourhood Concept Plan – Complete Survey Feedback
From July 25 to August 28, 2014
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Part I –
NCP Survey
From June 16 to 19th 2014, community members and stakeholders were invited to
participate in “NCP in a Week.”
A survey was developed to further continue the discussion, expand research and gather
feedback from all community members. Questions were grouped into five categories:






Key Benefits
Key Challenges
Housing
Scale and Character
Transportation

The survey was released on the July 25th and closed on August 28th, 2014.
Total respondents:




Online Survey Response
=
Survey completed by hand
=
TOTAL SURVEYS COMPLETE =

129
1
130









OTHER FEEDBACK
Email Response
PlaceSpeak Unique Views
PlaceSpeak Discussion
PlaceSpeak Shares
Facebook likes
Facebook Shares
Facebook Comments

2
571
0
32
11
24
0

=
=
=
=
=
=
=

To find the charts and comments of the complete NCP survey, please see the attached
PDF: “NCP_Survey_Data_All.”
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Total response from July 25 to August 28, 2014
35

30

30
25

21

20
15
10
5

13
11
7

5
2 1
0
0 1 0 1 0 0 0

5

3
0

3
2 1
0 0 0

5

3 2 4

2 2 3 2
0

1

0

*Reached a total number of: 130 survey responses

Significant Dates Impacting Responses:


July 25, 2014

-

Initial release of survey and advertisement on
Facebook & PlaceSpeak



August 6, 2014

-

Committee of the Whole meeting with Project Team



August 7, 2014

-

Email sent out to NCP in a Week participants &
community members. A second Facebook
& PlaceSpeak advertisement



August 13, 2014

-

Terrace Standard Front Page Newspaper Article
“Huge land use change planned”



August 15, 2014

-

The Northern Connector Front Page Newspaper
Article “Terrace land use vision laid out”



August 18, 2014

-

Third Facebook and PlaceSpeak public advertisement
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Part II –
Initial Results:
Here is a quick summary of what the NCP Survey tells us:
Change

No Change
Survey Results up
to August 5th

Topic
Respondents

Majority of respondents identified themselves as:
“interested community members”
There is a tie between:

Benefits

Complete Survey Results to
August 28th

There is a tie between:

“removing heavy industry from the

“Strategically mixing light

core of Terrace” and

industrial, commercial/ service

“improving transportation networks in

and residential zones together

this area”

(creating a mixed use zone)” and
“removing the heavy industry
zone from the core of Terrace.”

Majority of respondents selected:
Challenges

“Ensuring improved transportation for pedestrians and cyclists”
Majority of respondents selected:

Housing

Scale & Character

“A mix of Medium/High Multi-Family Residential”
There is a tie between:

Majority of respondents selected:

“connected and integrated” and

Providing a mixture of uses

“providing a mixture of uses”

Transportation

There is a tie between:

Majority of respondents selected:

“Increasing pedestrian and bike

Improving the intersection at Keith

connections to downtown such as

Avenue and Sande Street

adding features like building a

Overpass

potential pedestrian overpass and/or
improving existing pathways”
Are they interested

Majority of respondents selected:

in living in this area?

“No”

**Find the complete survey and comments in the attached PDF: “NCP_Survey_Data_All”
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Part III –
Common Themes
1.0

Results from this survey reveal that a total of 16 respondents openly stated their
opposition towards the NCP. Of the opposing respondents, 68.75% (11
respondents) identified themselves as being “a land owner or business owner in
or near Keith Avenue Industrial Transition Area.”

Respondents who Support
or Oppose the Dracft NCP
Skipped Survey

If this is an option in the
future, would you be
interested in living in this
area?

1
Other

Oppose

20

Maybe

16

32

No
Support

53

113
Yes
0

20

40

60

80

100

120

23
0

10

20

30

40

Respondents who oppose:
# 23, 29, 39, 40, 54, 60, 63, 96, 100, 107, 110, 117, 121, 126, 127, & 130 (completed by hand)
Landowners who oppose:
# 23, 39, 60, 63, 96, 100, 107, 110, 117, 121, 130
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50

60

2.0

Those who are opposed to the NCP offered their suggestions. Many of these
suggestions advocated that it would be best to continue heavy and light industrial
in this area since they are big tax generators for the City, that housing is
inappropriate on the south side of the railway tracks, and that it would be best if
the City incorporated Thornhill into City boundaries. Below are examples of some
suggestions:



“More housing may be needed but not on the south side…please look at a map of
this city and build on the bench or anywhere else”



“There are lots of other areas in Terrace that would be more appropriate for
housing that would not use up valuable commercial & light industrial properties of
which we have such a shortage of. We are already losing businesses to Thornhill
with that tax base going to the RDKS”



“Press for municipal referendum with Thornhill to ensure collaborative
development in the region”



“We are desparatly short of land for light industrial & commercial endevors in the
city limits. They are big tax generators this is the perfect area for it.”

3.0

The majority (40.94%) of the survey stated “no” they were not interested in living
in this area if housing was available and many provided explanations:



“Already live nearby on Southside in established single family home”



“I really like were I am living now so wouldn’t move anywhere else in Terrace for
several years”



“Maybe as a secondary property”



“No because we already own a home, but if not, then maybe”



“No, but only because I already own a house in town”



“Just built a house, otherwise, perhaps”

4.0

The most popular housing option mix included “medium, high or a mix of medium
and high residential housing.” Of those who said “yes” or “maybe” living in this
-5-

area, 91% (50 out of 55) selected medium, high or a mix of medium and high
residential as a housing option.

5.0

From this survey, it is clear that respondents would like to see mixed-use zoning
in this area. Some shared their ideas of the types of mixed zoning they would like
to see in this area:



“Farmland/multi-family residential”



“Integrating commercial, multi family mixed residential, green space and childrens
facilities”



“Low income and affordable housing”



“I think we should open this area to a mix of uses and I think we should allow
buildings higher that 3 storeys in Terrace”



“Possible outdoor venue, outdoor skating rink, family area”



“If combo store/townhouses available could be VERY interested”



“I would like to see a Costco here, maybe a hotel and some residential houses
closer to copper side”

6.0

It is apparent that PlaceSpeak was a website that provided useful information to a
large number of people with of 571 unique views. However it is also evident that
PlaceSpeak was not an adequate source to generate discussion; no PlaceSpeak
viewer took part in discussion or “connected” to this topic.

7.0

Only minor changes occurred since the release of the Draft NCP.

One can

suggest that since the Draft NCP was made public, those who oppose were more
vocal in this survey since it increased from 1 to 16. What remained consistent
throughout this survey is that the majority of survey respondents support the
Neighbourhood Concept Plan for the Keith Avenue Industrial Transition Area.

Prepared by: Madelaine Peters, Planning Intern
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Appendix I Continued- Survey Completed by Hand and Delivered to Planning Department
August 26, 2014 @ 5:00pm
Comments regarding the Keith Avenue Industrial Transition Area:
(1) Residential zoning and development of this area.
 I do not believe that residential development within the Keith Avenue Industrial
Transitional Area is appropriate or wise.
i. The CNR is not going to vanish or to reduce in size. Instead, CNR will
continue to increase in size and activity. Already there are multi trains
passing through Terrace, night and day. This number will only increase as
the Port of Prince Rupert continues to expand activity and our Trace with
Asia continues to expand. Expansion of trade with Asia is a top priority of
the Federal and Provincial Governments and will continue whether we
want it or not, and we have no control over such activity. The current and
future CNR activity will have a negative impact on residential
development within the area.
ii. The statement that “people moving from urban areas are used to higher
density options, (and therefore) not as concerned with proximity to
rail/highway” is a red herring. High density housing is NOT the same as
close proximity to railway and highway traffic. People in larger urban
areas do not like the rail/highway traffic either, but live where they can
afford to live. The statement implies that Terrace does not have a sincere
concern for the well being of it’s future citizens.
iii. The CNR already carries dangerous goods that may explode, catch fire,
or release toxic fumes following an accident/derailment. Prime Minister
Harper has already promised/threatened Canada that, if Embridge Oil
Pipeline does not get constructed, the oil will be carried by railroad. This
is already underway; oil by railroad is rapidly increasing.
Because this existing and increasing traffic of hazardous goods by
rail, residential development close to the CNR in my opinion is
irresponsible and will place residents in a potentially high risk
situation in event of accident and will increase the
difficulty/problems for police/fire/ambulance/first responders in
event of required evacuation of residents. Such situations are not
a figment of the imaginations; CNR has many derailments across
the country each year; the potential for an accident within the City
of Terrace is real. The City of Terrace has a responsibility to the
terrace Citizens to NOT place residents in a situation of increased
risk. A prime example of residential disaster by rail is the Town of
Lac Megantic.
iv.
High density residential development will certainly increase vehicle
traffic. Many people may walk or bicycle instead of driving to town.
However motor vehicle traffic definitely will increase, particularly in the
winter months. Placing high density residential development in a

location where ALL traffic will be required to directly enter the major
trucking route through terrace (Keith Avenue) will just add to the
congestion along Keith, kenney, and Sande Overpass and will increase
the potential for accidents and interference with regular traffic flow.
v.
With or without residential development in the Keith Avenue Industrial
Transition Zone, terrace absolutely requires a second overpass over the
CNR. Terrace is growing; it is becoming increasingly difficult to cross
Sande street on highway 16/Keith Avenue from east to west.
Particularly for larger trucks. Adding high density residential
development immediately adjacent to Keith Avenue – Sande overpass
will definitely exacerbate this problem and increase frustration of drivers
and the potential for risk-taking and accidents.
a. A second overpass is a project that City of Terrace must push with
CNR, because CNR will not willingly agree to. CNR is a huge
corporation that does not believe it has any responsibility to
citizens of terrace; CNR was here first.
(2) Light industrial, commercial and service zonations
 I believe that these zonations are suitable and appropriate for the Keith Avenue
Industrial transition Area.
i.
These enterprises will provide a buffer between the CNR (heavy
industry) and residential south of Keith Avenue.
ii.
These
enterprises
are
complimentary
to
the
existing
businesses/services that currently are established along the South Side
of Keith Avenue and can be designed to achieve the desired scale and
character for the area.
iii.
These enterprises will minimize the density of people in close proximity
to CNR and Keith Avenue particularly at night when confusion will be
high in the event of CNR accidents related to the situation that will exist
if high density residential development occurs.
Thank you for reading my comments and NCP Survey. I would be happy to discuss these with
you at any time, if you felt it could be of assistance to you. If so, please contact me at
(intentionally left blank).

Appendix II– Survey, Email Response & Other Media
Email Comments & Questions

From:
Sent:
To:
Subject:

Crystal Bouchard
Thursday, August 07, 2014 6:00 PM
Madelaine Peters
RE: Draft NCP for Keith Ave Industrial Transition Area

Thank you very much, it was good to be part of the process.
I’m wondering if you or another member of your team would be willing to speak to this plan and other
initiatives to my Rotary Club of Terrace-Skeena (this fall sometime on a Wednesday 7:00 am, 20-30
minutes)?
I am the ‘Speaker Chair’ for our club, and I know that this information would be of great interest to our
group of community and business leaders. Thank you!
Sincerely,

Crystal Bouchard
On behalf of,
Rotary Club of Terrace-Skeena

From:
Sent:
To:
Subject:

Marian Kotowich-Laval
Monday, August 19, 2014 1:48 PM
Madelaine Peters
RE: Draft NCP for Keith Ave Industrial Transition Area

Thank you for the update. I appreciated the collaborative process that was implemented and the
attempt to reflect a community-conscience. The draft appears reflective of the discussions that I was
part of. Overall, I believe this project has a great deal to offer in revitalizing this area of town.
Cheers, Marian
Marian Laval, M.A.
UNBC Northwest Regional (Terrace) Campus
Faculty and Aboriginal Services Coordinator

Facebook Updates

Part IV – Comparison between August 5th & August 28th Surveys
*August 28 graphs include the “survey completed by hand (#130)”
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Neighbourhood Concept Plan (NCP) Survey Feedback
From July 25 to August 5, 2014
City of Terrace
The NCP Survey was released on July 25th and will close on August 28, 2014. This
report analyses the first phase of data collected between July 25th and August 5th 2014.
Survey results may change once the Draft Neighbourhood Concept Plan is released for
public opinion on August 6th, 2014.

From July 25th to August 5th, 2014,
 Total respondents of NCP Survey: 22
 Respondents had the option to choose more than one answer per question

In this report:
Part I – Summary of Results…………………………………………….page 1
Part II – Survey Results……………………………………………….....page 2
Part III - Common Themes………………………………………………page 9
Appendix I – Individual Survey Responses………….....Attached Document

NCP Survey Results from:
July 25 to August 5, 2014
Part I – Summary of Results

In this survey, the City of Terrace asked for feedback regarding the Neighbourhood
Concept Plan and proposed changes made to Keith Avenue Industrial Transition Area.
Here is a quick summary of what the NCP Survey tells us:
Topic
Respondents

Survey Results
The majority of respondents identified themselves as:
“interested community members”
There is a tie between:

Benefits

“removing heavy industry from the core of Terrace” and
“improving transportation networks in this area”

Challenges

Housing

Scale & Character

The majority of respondents selected:
“Ensuring improved transportation for pedestrians and cyclists”
The majority of respondents selected:
“A mix of Medium/High Multi-Family Residential”
There is a tie between:
“connected and integrated” and “providing a mixture of uses”
The majority of respondents selected:

Transportation

“Increasing pedestrian and bike connections to downtown such
as adding features like building a potential pedestrian overpass
and/or improving existing pathways”

Are they interested
in living in this area?

The majority of respondents selected:
“no,” they are not interested in living in this area if housing was
made available in the future

1 of 11

Total response rates from July 25
to Aug 5, 2014
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July 25, 2014: Initial release date. Facebook & PlaceSpeak advertisement

Part II – Survey Results

QUESTION 1 - PERSONAL: Please tell us about
yourself
I am a land owner or business owner in or near
Keith Avenue Industrial Transition Area

1

4.6%

I am an interested community member

21

95.4%

Other

0
0

5

10

15

20

25
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QUESTION 2 - BENEFITS: The NCP in a Week
process helped us gather valuable input to
identify possible visions for the Keith Avenue
Industrial Transition Area. Which possibility
excites you most about the future of this area?
The future land use and development of this area as
one that can accommodate future growth

14.7%

The possibility of removing the heavy industry zone
from the core of Terrace

23.5%

8

The possibility of improving the transportation
network in this area

23.5%

8

The possibility of remediating and greening this
brownfield site

14.7%

Strategically mixing light industrial,
commercial/service & residential zones together

20.6%

3%

Other

5

5

7

1

OTHER:
Respondent 1

0

1

2

3

4

5

6

7

8

9

“I think it’s possible to create all of the above together at the east end, with the exception of heavy
industry, and maintain the current industries at the west end of Keith.”
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QUESTION 3 - CHALLENGES: During the NCP in a
Week, various challenges were identified. What
key challenges would you like to see the
Neighbourhood Concept Plan focus on?
Sufficient buffering along CN Rail tracks

19.4%

Ensuring that Keith Avenue remains a key transport
corridor for trucks

22.6%

Ensuring future development of Keith Avenue does
not impact view corridors

12.9%

Ensuring improved transporation for pedestrians &
cyclists

38.7%

Other

7

4

12

2

6.4%

0

6

2

4

6

8

10

12

14

OTHER:
Respondent 1:

“East end should remain pedestrian, cyclist, tourist friendly, with access through west end to grand
Trunk Pathway at Frank St. A treeline should be put along the south side of the tracks.”
Respondent 2:

“Calming traffic on Keith from Walmart to Sande overpass.”
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QUESTION 4 - HOUSING: During the NCP in a
Week, we gathered valuable input to identify
key residential housing scenarios for the Keith
Avenue Industrial Transition Area. Which
housing option mix do you think works best for
this area?
Single Family Residential

14.3%

Low Density Multi-Family

9.5%

Medium Density Multi-Family

2

5

23.8%

High Density Multi-Family

0

Mix of Medium/High Multi-Family

38.1%

Other

14.3%
0

*

3

1

8

3
2

3

4

5

6

7

8

9

One respondent skipped this question

OTHER:
Respondent 1:
“Integrating commercial, multi-family mixed residential, green space and children’s facilities reduces need for
cars and creates neighbourhood jobs.”
Respondent 2:

Respondent 3:

“No Houses”

“Low income &affordable housing.”
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QUESTION 5 - SCALE & CHARACTER:
Neighbourhood scale and character is an
important component to consider when
designing a concept for Keith Avenue Industrial
Transition Area. How do you envision the scale
and character of future development in this
area?
Aesthetically pleasing

13.6%

Connected & integrated

22.7%

5

Providing a mixture of uses

22.7%

5

3

Flexible

4.5%

1

Green & natural

4.5%

1

Maintaining view corridors

4.5%

1

4.5%

18.18%

To be consistent with the rest of Terrace
Mid-rise building heights

0

Interesting & Active Building forms

0

4

9.3%

Other
0

2
1

2

3

4

5

6

OTHER:
Respondent 1:

“All of the above, a community with a community.”
Respondent 2:

“Possible outdoor venue, outdoor skating rink, family arena. Well lit areas!”
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QUESTION 6 - TRANSPORTATION
Redeveloping Keith Avenue Industrial Transition
Area to become a mixed-use area will require
transportation improvements and changes.
What are your transportation improvement
priorities?
Maintaining Keith Avenue corridor as a major
arterial road to support the movement of goods 18.18%

4

36.36

Increasing pedestrian & bike connections to
downtown such as adding features like building a
potential pedestrian overpass and/ or improving 40.9%
existing pathways

9

Improving the intersection at Keith Avenue & Sande
36.42%
St Overpass

Other 4.5%

0

8

1

1

2

3

4

5

6

7

8

9

10

OTHER:
Respondent 1:

“Another overpass!!”
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QUESTION 7 - The City has identified the need
for more housing and Keith Avenue Industrial
Transition Area has been targeted as an area
that can help accommodate some of this
growth. If this is an option in the future, would
you be interested in living in
21.7%
Yes

18.18 %

No

50 %

Maybe

4

11

5

22.72 %

Other

9.1 %

0

3

2

4

6

8

10

12

OTHER:
Respondent 1:
“Maybe as a secondary investment property.”
Respondent 2:
“Family members might”
Respondent 3:
“No, but only because I already own a house in town.”
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Part III - Key Themes Identified From Jul.25 to Aug.5, 2014

1.0

It is evident that respondents would like to see heavy industry leave the core of
Terrace.

2.0

It is clear that one of the key challenges that needs addressing is regarding the
improvement of transportation networks and the safety of pedestrians and
cyclists in this area. The survey shows that respondents felt that this challenge
could potentially be alleviated by adding features such as building a pedestrian
overpass and/ or improving existing pathways.

3.0

Three respondents explained their reasons why they would not be interested in
living in this area. Their explanations were not in opposition of the
Neighbourhood Concept Plan and felt that the NCP could still accommodate
future growth in other ways such as:

4.0



“Maybe as a secondary investment property”



“Family members might”



“No, but only because I already own a house in town”

The least popular selections in this survey:


Benefits: In this question, two choices shared the least amounts of votes:
“the future use & development of this area as one that can accommodate
future growth” and the “possibility of remediating & greening this
brownfield site.”



Challenges: “Maintaining Keith Avenue corridor as a major arterial road to
support the movement of goods” had the least amounts of votes.



Housing Option Mix: No respondent selected “High density multi-family
homes” as a possible housing option.



Scale and character: No respondent selected “mid-rise height” or
“interesting and active building forms” for housing scale and character.
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Transportation: “Maintaining Keith Avenue corridor as a major arterial
road to support the movement of goods” had the least amount of votes.

5.0

Results from this survey reveal that a total of one (1) respondent (#18) openly
stated their opposition towards housing in Keith Avenue Industrial Transition
Area (see graphs below). Although respondent #18 did not support housing in
this area, the individual was not completely opposed to the NCP (see attached
document of individual survey responses); this individual supports the idea of
removing heavy industry from the core of Terrace, does not want future
development impact view corridors, and would like to see the area provide a mix
of uses.
QUESTION 7 - Would you be
interested in living in this area?

Respondents who Support or
Oppose the NCP
Yes
Oppose

4

1
4.5%

No

11

Maybe
Support

5

21

95.5%

Other
0

5

10

15

20

25

3
0

5

10

15

Prepared by: Madelaine Peters, Planning Intern
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NCP Survey
Q1 Please tell us about yourself
Answ ered: 128

Skipped: 1

I am a land
ow ner or...

I am an
interested...

0%

10%

20%

30%

40%

50%

60%

70%

80%

90% 100%

Answ er Choices

Responses

I am a land owner or business owner in or near Keith Avenue Industrial Transition Area

23.44%

30

I am an interested c ommunity member

80.47%

103

Total Respondents: 128

#

Other (please specify)

Date

1

I'm a born and raised terrac eite. I also rent

8/18/2014 11:20 PM

2

I live & own a businness on Keith Ave, right ac ross the street from the " Transitonal Area" & am thrilled that in lightof the loss of
our saw mill we don't waste this spac e on Heavey Industry that c an more appropriatly be situated at the Airport Lands.

8/18/2014 3:10 PM

3

Residenc e on Agar

8/12/2014 12:27 PM

4

Trailer owner in a trailer park on graham ave.

8/8/2014 6:01 PM

5

I feel an underpass where CN turn around or ac ross from Canadian Tire would be ec inomic al and effic iant . We would not disrupt
c urrent traffic . c reate an opertunity for large franc hise to help develope area muc h like in Princ e George HWY 16 west elope

8/8/2014 10:16 AM

6

Counc ilor

8/8/2014 9:59 AM

7

Northern Health

8/8/2014 8:51 AM

8

resident

8/7/2014 9:47 AM

9

Live on the north side of the trac ks

8/7/2014 12:42 AM

10

landlord, parent

8/6/2014 11:33 PM
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Q2 The NCP in a Week process helped us
gather valuable input to identify possible
visions for the Keith Avenue Industrial
Transition Area. Which possibility excites
you most about the future of this area?
Answ ered: 128

Skipped: 1

The future
land use and...

The
possibility ...

The
possibility ...

The
possibility ...

Strategically
mixing light...

Other (please
specify)

0%

10%

20%

30%

40%

50%

60%

70%

80%

90% 100%

Answ er Choices

Responses

The future land use and development of this area as one that c an ac c ommodate future c ommunity growth

28.91%

37

The possibility of removing the heavy industy zone from the c ore of Terrac e

35.16%

45

The possibility of improving the transportation network in this area (vehic ular, pedestrian & c yc ling)

39.06%

50

The possibility of remediating and greening this brownfield site

28.13%

36

Strategic ally mixing light industrial, c ommerc ial/ servic e and residential zones together (c reating a mixed-use zone)

39.84%

51

Other (please spec ify)

7.03%

9

Total Respondents: 128

#

Other (please specify)

Date

1

mixing light industrial c ommerc ial/servic e but NO RESIDENTIAL but inc reasing pedestrian and c yc ling paths along Hwy 26 to
Frank St

8/24/2014 12:32 PM

2

I would like to see a zone c alled the sustainable growth zone or something along that line.

8/22/2014 10:31 AM

3

There is all kind of housing taking plac e, why do you have to enc roac h on the industry area? The amount of tax the c ity c ollec ts
from industry why would you wish to exc hange it for low c ost housing? There is very little spac e for industry growth.

8/22/2014 12:15 AM

4

All of the above! Also improving the look of the c ity as the area is highly visible from the highway.

8/21/2014 9:42 PM

5

May I suggest that you c arefully c onsider the amount & type of residential usage you inc lude in this partic ular land mass. we are
desparatly short of land for light industrial & c ommerc ial endevors in the c ity limits. They are big tax generators this is the perfec t
area for it. It also c ompliments the already established businesses on Keith Ave. we should also be very c areful in our efforts to
c reate "low c ost housing" that we don't segragate people of spec ific inc ome levels & or inadvertantly c reate Getto's.

8/18/2014 3:10 PM

6

Addition of large multi-use sport/entertainment fac ility

8/8/2014 12:31 PM

7

It would be prudent to be very c areful on how muc h residential area you inflic t on this already Industrial area, bec ause young
families do not mix well with heavy truc ks and equipment.

8/7/2014 5:07 PM

8

urban farm in the best c limate in the northwest. New c ompost c ollec tion system is in plac e...

8/6/2014 11:58 PM

9

I think it's possible to c reate all of the above together at the east end, with the exc eption of heavy industry, and maintain the
c urrent industries at the west end of Kieth.

8/2/2014 5:09 PM
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Q3 During the NCP in a Week, various
challenges were identified. What key
challenges would you like to see the
Neighbourhood Concept Plan focus on?
Answ ered: 127

Skipped: 2

Sufficient
buffering al...

Ensuring that
Keith Av enue...

Ensuring
future...

Ensuring
improv ed...

Other (please
specify)

0%

10%

20%

30%

40%

50%

60%

70%

80%

90% 100%

Answ er Choices

Responses

Suffic ient buffering along the CN railway trac ks

28.35%

36

Ensuring that Keith Avenue remains a key transportation c orridor for truc k traffic

46.46%

59

Ensuring future development of Keith Avenue does not impac t view c orridors

14.17%

18

Ensuring improved transportation for pedestrians and c yc lists

54.33%

69

Other (please spec ify)

12.60%

16

Total Respondents: 127

#

Other (please specify)

Date

1

Ensuring that Keith Ave remains a key transportation c orridor however ac c ess to servic es and businesses need rear exits that are
adjac ent to the buffer of the CN rail trac ks that c onnec t to Kenny St . Currently the diffic ult for traffic along the Keith c orridor
espec ially from ICBC to the Sande St overpass is you c annot safely turn left over two lanes of traffic due to inc rease traffic flow.
The NCP also needs to address this issue and provide a c orridor to c onnec t to the c urrent land proposal for alternate routes to
return to Thornhill or the south side of Keith

8/24/2014 12:32 PM

2

Is it possible to c reate an elec tric al portion of railway, light industrial business to c onvert homes and businesses to less c arbon
emitting buildings, to c reate spac e for c ollege programs to be aleader in 3d printing programming so we c an keep more industry
here in Canada. I would like to see it mandatory that any business in that area must be sustainable to begin a life c hange in our
c ity, more c yc ling ac c essible, etc .

8/22/2014 10:31 AM

3

Improve vehic ular traffic and get CN on board to solve the wait times on a very busy c rossing.

8/21/2014 9:42 PM

4

make it easier to get ac ross the trac ks. truc ks on Keith doesn't work bec ause they c an't get ac ross the intersec tion at the sotuh end
of the overpass

8/18/2014 10:34 PM

5

turn-off c enter lane or ac c ess road wil be needed for safe ac c ess to neighbourhood

8/12/2014 12:27 PM

6

I don't thing heavy industry should go in the middle of our town (Keith Avenue). This should be moved out to the airport lands.

8/11/2014 11:26 AM

7

Construc tion of a large multi-use outdoor fac ility with large amount of seating for sports, entertainment, rodeos, etc .

8/8/2014 12:31 PM

8

no c ommerc ial or residential development of land, improve traffic flow via overpass over c n trac ks on kenny

8/8/2014 10:32 AM

9

Improving the investment attrac tion of this area

8/8/2014 9:59 AM

10

remove truc k traffic from using Sande Overpass

8/8/2014 9:21 AM

11

I would like to see a c ostc o here, maybe a hotel and some residential houses c loser to c opper side

8/7/2014 10:01 AM

12

Improving the area

8/7/2014 8:32 AM

13

a greenbelt; inc reasing the aesthetic s of terrac e in addition to is expansion for industry. IN ADDITION TO ITS INDUSTRIAL
EXPANSION!

8/7/2014 12:36 AM

14

Ensuring that Keith Avenue bec omes an arterial route for all traffic

8/6/2014 9:20 PM

15

East end should remain pedestrian, c yc list, tourist friendly, with ac c ess through west end to Grand Trunk Pathway at Frank Street.A
treeline should be put along the south side of the trac ks.

8/2/2014 5:09 PM
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16

c alming traffic on Keith from Walmart to Sande Overpass

7/26/2014 1:09 PM
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Q4 During the NCP in a Week, we gathered
valuable input to identify key residential
housing scenarios for the Keith Avenue
Industrial Transition Area. Which housing
option mix do you think works best for this
area?
Answ ered: 126

Skipped: 3

Single Family
Residential

Low Density
Multi-Family...

Medium Density
Multi-Family...

High Density
Multi-Family...

A mix of
Medium/High...

Other (please
specify)

0%

10%

20%

30%

40%

50%

60%

70%

80%

90% 100%

Answ er Choices

Responses

Single Family Residential

7.14%

9

Low Density Multi-Family Residential

7.94%

10

Medium Density Multi-Family Residential

19.05%

24

High Density Multi-Family Residential

4.76%

A mix of Medium/High Multi-Family Residential

38.89%

49

Other (please spec ify)

22.22%

28

Total

6

126

#

Other (please specify)

Date

1

No housing. Why would anyone want to live between a noisy railroad and a busy with truc ks highway?

8/27/2014 11:25 AM

2

this is probably the least ac c eptable area for residential and/or c ommerc ial options with Keith avenue for heavy traffic and the
rail line on the other side..noisy and dangerous for residential and light c ommerc ial

8/26/2014 2:36 PM

3

None . This is not the loc ation for suc h projec ts. This poses risk and extreme c osts to c itizens being loc ated c lose to high volume
rail traffic . Sinc e c urrently most residential neighbourhoods are on the south side of Keith (whic h c urrently have sc hools and
parks) the planning c ommitee needs to be more resourc eful in obtaing land for R1 and R2 use on that side of the c orridor. I
understand there is a need for more low c ost and affordable housing in our c ity however, c hildren c rossing a major truc k route
shows no vision or responsibility for the lives of our c itizens

8/24/2014 12:32 PM

4

I would like to only allow housing that fits in the sustainable zone, perhaps food growth on the roofs or in a portion of the property
adjac ent, perhaps after a model in Vanc ouver. Truly in keeping with a sustainable future for all families living there.

8/22/2014 10:31 AM

5

None, heavy truc ks & equipment do not mix with c hildren, also as the only industrial area for expansion left with residential noise
will have detrimental impac t on industry.

8/22/2014 12:15 AM

6

I don't think this is the plac e for housing but if nec essary a few apartment buildings, no more

8/21/2014 9:42 PM

7

none

8/19/2014 9:04 PM

8

Very little residential, future lawsuits, ground c ontamination fac tors (the blac k mold affec t)

8/19/2014 3:40 PM

9

Leave as c ommerc ial

8/19/2014 7:28 AM

10

none..keep it for taxpaying c ommerc ial property

8/18/2014 6:56 PM
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11

refer to notations in Q: 2. There are lots of other areas in Terrac e that would be more appropriate for housing that would not use
up valuable c ommerc ial & light industrial properties of whic h we have suc h a shortage of.We are already losing businesses to
Thornhill with that tax base going to the RDKS.

8/18/2014 3:10 PM

12

I think it is important that we don't turn into all high density multi family dwellings...this segregates the area to either low inc ome
neighbourhood or top end c ondos. We need a mix!

8/12/2014 11:53 AM

13

I don't envision residential in the mix at all - but some leading developments in large urban c entres are inc luding units that are
townhouses wwith c ommerc ial on main floor and residential above (store-owner oc c upied). These are quite popular.

8/8/2014 12:31 PM

14

prefer only public green spac e, south side has too muc h high density housing..

8/8/2014 10:55 AM

15

LUDICROUS!!! no housing development without c onc urrent improvements to traffic flow bottlenec ks!

8/8/2014 10:32 AM

16

Not in favor of housing in this area, aside from residential above c ommerc ial

8/8/2014 9:59 AM

17

It would be helpful if you had definitions here. Do you really think the average person would know the differenc e between any of
these?

8/8/2014 9:26 AM

18

No housing - not appropriate given high traffic on all sides and proximity of railway

8/7/2014 5:45 PM

19

Heavy truc k traffic does not mix well with young families. 20 years in the truc king industry, you see how many people do not know
the law of physic s, that between weight and momentum, a transport truc k c an not stop as quic kly as a c ar, have more blindsides
than a c ar and need more room to turn, let alone park the transport and trailer.

8/7/2014 5:07 PM

20

Housing that c lose to the rail is prime for trouble.

8/7/2014 1:10 PM

21

Maybe homes for the elderly on the c orner c lose to c opper side so they have an easily ac c essible c onvinenc e store

8/7/2014 10:01 AM

22

Not a priority

8/7/2014 8:32 AM

23

I don't understand why how any residential housing c ould possibly be viable in this area...

8/7/2014 12:36 AM

24

farmland/multi-family residential

8/6/2014 11:58 PM

25

No housing

8/6/2014 9:20 PM

26

Integrating c ommerc ial, multi family mixed residential, green spac e and c hildrens fac ilities reduc es need for c ars and c reates
neighbourhood jobs.

8/2/2014 5:09 PM

27

No houses

7/28/2014 6:40 AM

28

low inc ome and affordable housing

7/26/2014 1:09 PM
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Q5 Neighbourhood scale and character is
an important component to consider when
designing a concept for Keith Avenue
Industrial Transition Area. How do you
envision the scale and character of future
development in this area?
Answ ered: 128

Skipped: 1

Aesthetically
pleasing
Connected and
integrated
Prov iding a
mixture of uses
Flexible
(accustomed ...
Green and
natural
Maintaining
v iew corridors
To be
consistent w ...
Mid-rise
building...
Interesting
and activ e...
Other (please
specify)
0%

10%

20%

30%

40%

50%

60%

70%

80%

90% 100%

Answ er Choices

Responses

Aesthetic ally pleasing

11.72%

15

Connec ted and integrated

11.72%

15

Providing a mixture of uses

20.31%

26

Flexible (ac c ustomed to adjac ent land use)

3.91%

Green and natural

11.72%

Maintaining view c orridors

1.56%

To be c onsistent with the rest of Terrac e

11.72%

15

Mid-rise building heights (no greater than 3 storeys)

7.81%

10

Interesting and ac tive building forms

7.81%

10

Other (please spec ify)

11.72%

15

Total

5
15
2

128

#

Other (please specify)

Date

1

Oh PLEASE... like you really c are. The c ity allowed the c onstruc tion of the new Kondolos building along Keith without any
c onsideration for being aesthetic ally pleasing or height. Most box stores will have a building profile that matc hes all of their other
loc ations. Currently no c onsideration has been required for what c urrently exsistis on Keith Ave in general. This question denotes
someone's agenda that this area WILL CONTAIN a residential neighbourhood. I presumed that nothing as of yet was written in
stone. If so perhaps the c ommitee should take a sec ond look at the land they owned that was formerly the Coop site, for it's med
rise medium density multi family residential

8/24/2014 12:32 PM
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2

a totally new c onc ept for the future growth of our generations. A c onc ept lowering emissions. A c onc ept realizing we must take a
leadership role in c hange to help future generations. Arc hitec turally pleasing, aesthetic ally pleasing, different from the natural
resourc e mentality of the past, lets begin being firm about having to make c hanges in our soc iety.

8/22/2014 10:31 AM

3

Industrial, tax $$earning

8/19/2014 7:28 AM

4

dont agree with premise given

8/18/2014 6:56 PM

5

although Survey Monkey only allows me to c hose 1 subjec t in this partic ular question, i thik all of the above are important to
c onc ider.

8/18/2014 3:10 PM

6

alternate living and shopping opportunities that are aestetic ally pleasing and intergrted

8/12/2014 12:27 PM

7

I think we should open this area to a mix of uses and I think we should allow buildings higher that 3 storeys in Terrac e. I think we
should allow at least 6 storeys.

8/11/2014 11:26 AM

8

All of the above

8/8/2014 6:01 PM

9

NO DEVELOPMENT

8/8/2014 10:32 AM

10

Larger format c ommerc ial whic h c omplements the c ommerc ial Downtown of Terrac e

8/8/2014 9:59 AM

11

Do NOT make it c onsistent with the rest of Terrac e's boring boxey, low-end struc tures. Have some c reative vision to develop it as a
neighbourhood that people want to interac t in.

8/8/2014 9:22 AM

12

this should be a numeric aly rated sc ale: 1) FLEXIBLE. 2)AESTHETICALLY PLEASING. 3)CONNECTED AND INTEGRATED. 4)
PROVIDING A MIXTURE OF USES. 5) GREEN AND NATURAL. Also, what exac tly does it mean "To be c onsistent with the rest of
Terrac e'??

8/7/2014 12:36 AM

13

all of the above

8/6/2014 11:33 PM

14

all of the above, a c ommunity within a c ommunity.

8/2/2014 5:09 PM

15

Possible outdoor venue, outdoor skating rink, family area. Well lit areas!!

7/25/2014 3:48 PM
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Q6 Redeveloping Keith Avenue Industrial
Transition Area to become a mixed-use
area will require transportation
improvements and changes. What are your
transportation improvement priorities?
Answ ered: 127

Skipped: 2

Maintaining
Keith Av enue...

Increasing
pedestrian a...

Improv ing the
intersection...

Other (please
specify)
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70%

80%

90% 100%

Answ er Choices

Responses

Maintaining Keith Avenue Corridor as a major arterial road to support the movement of goods

15.75%

20

Inc reasing pedestrian and bike c onnec tions to downtown suc h as adding features like building a potential pedestrian overpass and / or improving existing pathways

29.92%

38

Improving the intersec tion at Keith Avenue and Sande Street Other

40.16%

51

Other (please spec ify)

14.17%

18

Total

127

#

Other (please specify)

Date

1

Underpass at Sande c onnec ted to an overpass at Kalum Lake Dr./Hwy 113

8/28/2014 9:37 AM

2

maintaining the c orridor and adding a sec ond overpass for vehic les

8/26/2014 8:16 AM

3

Again we already have a c urrent problem that requires immediate improvement and c hange (the sec tion of c orridor from the new
bridge to the Sande street overpass ) as well as a well thought out plan for the traffic development further down Keith. All of the
above for mentioned will have to be addressed, as well as c ost and c ongestion while repairs are made. This is beyond the sc ope
and expertise of c urrent c ity offic als. We need to look to c ommunities where large c onstruc tion projec ts and overpasses have
been done suc c essfully (ie the Mc tavish overpass Vic toria BC)

8/24/2014 12:32 PM

4

a B.C. Hydro station, elec tric al c ars enc ouraged, tax inc entives for sustainable businesses

8/22/2014 10:31 AM

5

New overpass

8/20/2014 8:59 PM

6

we desperately need another way to c ross the trac ks (vehic les)

8/18/2014 10:34 PM

7

all of the above are nec esary & doable.

8/18/2014 3:10 PM

8

2nd. overpass is needed to ac c ess the south-side

8/17/2014 10:22 AM

9

all above, but as noted above safe ac c ess by widening c orrodor or providing ac c ess road north of Keith

8/12/2014 12:27 PM

10

Let's not forget we need a better truc k route or another overpass to handle traffic as the train traffic inc reases. If we build up all this
area, where will that go?

8/12/2014 11:53 AM

11

All of the above

8/11/2014 2:50 PM

12

bring Tetrault st. up to Sande ( s turn road ) Close Tetrault at Current keith loc ation and put a biulding on in. Trade property with
Hospital. widen to 2 lanes east west straight with 1 lane turn right. going south widen straigth lanes to 2 and right turn 1 lane. Or 3
lanes in every direc tion.

8/8/2014 10:16 AM

13

MAintain Keith as an arterial for movement of goods and people

8/8/2014 9:59 AM

14

turn Keith into Hwy 16 through to Frank St

8/7/2014 5:45 PM

15

An additional overpass would be nic e

8/7/2014 10:01 AM

16

pedestrian and bike overpass at the LEAST

8/6/2014 11:33 PM
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17

Improving Keith Avenue Corridor as a major arterial road to support the movement of goods

8/6/2014 9:20 PM

18

another overpass!

7/25/2014 3:38 PM
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Q7 The City has identified the need for
more housing and Keith Avenue Industrial
Transition Area has been targeted as an
area that can help accommodate some of
this growth. If this is an option in the future,
would you be interested in living in this
area?
Answ ered: 127

Skipped: 2

Yes

No

Maybe

Other (please
specify)
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Responses

Yes

18.11%

23

No

40.94%

52

Maybe

25.20%

32

Other (please spec ify)

15.75%

20

Total

127

#

Other (please specify)

Date

1

i already own don't plan on moving

8/26/2014 8:16 AM

2

Clearly the immaturity of c ounsel is showing and that some lobby group is pushing this agenda, instead of looking at the fac ts and
about prosperity and finally growth for the c ity. I would never live near industrial/ c ommerc ial projec ts that require large trac ks of
land . That would dec rease my property values. Then again what you are proposing is for those who don't pay taxes and want to
live in the heart of the c ity with all amenities within their fingertips.Ask these same individuals if they would like to live in
Copperside Estates, Thornhill, Dutc h Valley,Gossan Creek.These are also areas where land is still available for residential building
use. Again not everyone, and every projec t has to be in the c ity of Terrac e to resolve a housing c risis.

8/24/2014 12:32 PM

3

already live on Haugland Ave

8/22/2014 12:56 PM

4

If the c ollege had more spac e for 3d printing and labs, housing would be needed for students. We need to be strong leaders and
really begin making c hanges now.

8/22/2014 10:31 AM

5

Trains and don't trust the ground for the future

8/19/2014 3:40 PM

6

i'm c onfused... In the past ¤t zoning on the south side of Keith Ave, the c ity has been trying ac tively to DISCOURAGE residential
usage. even as far bac k as 1990 the zoning bylaw read " Light Industrial - Residential Non Conforming ". it also states that if our
house burnt down we wouldn't even be able to rebuil. this effec ts my insuranc e payout if suc h a tragity oc c ured. there was a fire
that distroyed an Older c ouples house & only through the support & persistanc e of the neibours were they allowed to rebuild....
with the stric t c ondition that if they moved or wanted to sell, the house be moved & was built with that in mind (no basement). why
the switc h in thought now ? would this rezoning to inc lude residential in the former Heavey Industrial Zone c hange the
regulations our side of the street. ( sorry if I appear to have jumped around in my train of thought but this line doesn't allow me to
go bac k & read what I've written... you get the jist anyway I'm sure. hope i have been of some help, thanks for the opportunity.

8/18/2014 3:10 PM

7

yes, but only if pric ing is reasonable

8/18/2014 11:27 AM

8

already live nearby on Southside in established single family home

8/12/2014 12:27 PM

9

Just built a new house, otherwise, perhaps.

8/12/2014 11:53 AM

10

I really like were I am living now so wouldn't move anywhere else in Terrac e for several years.

8/11/2014 11:54 AM

11

If c ombo store/townhouses available c ould be VERY interested, depending on overall development's end state.

8/8/2014 12:31 PM
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12

more housing may be needed but not on the south side.. please look at a map of this c ity and build on the benc h or anywhere
else

8/8/2014 10:55 AM

13

Definitely not. Traffic noise and immediately adjac ent honking trains make this an unsuitable and UNDESIRABLE loc ation for
residential development. Any traffic inc reasing c ommerc ial development would only be reasonable if major improvements were
make at the sandy and kenny intersec tions to improve traffic flow for the future.

8/8/2014 10:32 AM

14

No bec ause we already own a home, but if not, then maybe.

8/8/2014 8:53 AM

15

Not an appropriate area for residential development

8/7/2014 5:45 PM

16

With all the land available on the Benc h and other various lots available, it is not a wise idea to bring more housing into a heavy
industrial and c ommerc ial area. Again I will mention that young families and heavy truc ks and equipment do not mix well. Do
you not remember the young man who disobeyed a flag person and rode his bike right ac ross the path of a Roc k Truc k at the
intersec tion of Keith and Kenny and was killed.

8/7/2014 5:07 PM

17

ABSOLUTELY NOT! The c ity should look to c ollaborate with the Regional Distric t and develop the northern part of hwy 16 east
on the Thornhill Frontage Rd N., if impossible then c onsider barriers (sound and fire protec tant -ex. Lac Megantic - to ensure
safety. press for munic ipal referendum with Thornbill to ensure c ollaborative development in the region.

8/7/2014 12:36 AM

18

Maybe as a sec ondary investment property

7/26/2014 2:27 PM

19

Family members might

7/26/2014 1:09 PM

20

No, but only bec ause I already own a house in town.

7/25/2014 3:43 PM
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