Corporate NO: C008

Report COUNCIL DATE: May 15, 2006

CITY OF PARKS

COUNCIL-IN-COMMITTEE

TO: Mayor & Council DATE: May 11, 2006
FROM: Acting General Manager, Planning and FILE: 6520 - 20
Development (Semiahmoo Town Centre)

SUBJECT: Phase 2 Results - Semiahmoo Town Centre Development Concept Plan Review
and Proposed Public Consultation

RECOMMENDATION
It is recommended that Council:
1. Receive this report as information; and
2. Authorize staff to proceed with a Public Open House to present the Phase 2
findings of the Semiahmoo Town Centre Development Concept Plan review and
to receive public input on proposed options.
INTENT

The purpose of this report is:

e to provide Council with an update with respect to the results of Phase 2 of the review
of the Semiahmoo Town Centre Development Concept Plan; and

e to obtain Council's authorization to proceed with a Public Open House to seek input
on land use concept options proposed as part of the Phase 2 work.

BACKGROUND

On July 5, 2004, Council authorized staff to proceed with a review of the Semiahmoo
Town Centre Development Concept Plan. A map of the town centre area is attached as
Appendix 1 to this report. The initial terms of reference for the Town Centre Review,
adopted at the July 2004 meeting, divided the study into two phases:

e Phase 1 included a market analysis, the development of planning principles, a review
of existing land uses, a review of the capacity of existing utility services,
improvements for traffic circulation and identification of development opportunities.
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e Phase 2 incorporates the results from Phase 1. It is the intent of Phase 2 to examine
opportunities for increased residential densities and the revitalization of commercial
and office uses within the Semiahmoo Town Centre, including potential
redevelopment options. It will result in the preparation of a revised urban design
concept and design guidelines intended to enhance the character, liveability and
pedestrian/automobile environment of the Town Centre. The study includes an
examination of parking opportunities and constraints, transportation system
improvements (bicycle, pedestrian, transit, and vehicular) and a detailed servicing
strategy. Detailed servicing work will be undertaken subject to Council's
endorsement, in principle, of a general land use concept following this stage of public
consultation.

On October 17, 2005, Council authorized staff to hold a public open house to present the
findings from Phase 1 of the review of the Semiahmoo Town Centre Development
Concept Plan. Corporate Report No. R235, attached as Appendix 2, outlines the history
of the development of the current town centre concept plan, and the associated issue of
limiting building height in the area to four storeys.

A public open house was held in the Semiahmoo Town Centre area on November 9,
2005. The results of the open house are summarized in the discussion section below.

Since that time, staff have met with the Stakeholder Committee and many of the

commercial property owners in the area to discuss the options and associated issues.

Staff has also met with City of White Rock staff on issues of traffic, utility servicing and

transit, as well as TransLink representatives, regarding future transit service to the area.
DISCUSSION

Phase 1 Public Open House Results

A public open house was held on November 9, 2005 in a vacant retail space in

Semiahmoo Mall, to present the results of Phase 1 of the Town Centre Review.

Approximately 323 people attended the open house and 105 comment sheets were
submitted. The following information was presented at the open house:

e The results of the market study findings;

e A review of the transportation conditions in the area including parking supply and
demand;

e Options for extending 152A Street between 16 and 18 Avenues consistent with
existing plans;

e An overview of the existing servicing infrastructure;

e A set of preliminary draft principles for discussion and consideration by the public;
and
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e Examples of housing forms, heights, designs and densities. This was intended to
encourage discussion about potential future development in Semiahmoo Town
Centre.

The discussions during the open house revolved around building height, potential traffic
issues resulting from increased development, the expansion and improvement of retail
facilities and other amenities, and the retention of existing parks and open space. These
discussions were further elaborated upon in the comment sheets submitted, which are
summarized below:

e Many people like the Town Centre for its convenient services, stores, and amenities
within walking distance or a short drive (35 comments), 'small town' ambience (19),
shopping choices (14), availability of parking (13) and indoor mall (13). There were
also two comments about the area's desirability due to its safe quiet nature. Two
comments were received about liking the low density and low-rise buildings in the
area. Three people stated that they did not like anything about the area.

e Suggested improvements included the desire for a wider range of stores and
entertainment venues (58), more services such as medical, recreational and youth
activities (20), updating of building appearances (10) and a better pedestrian
environment (6). Some felt that the area needed no improvement (13). A few felt
that there should be some sort of special feature in the area (3), a hotel (2), special
events (1), or that there could be improvements to the traffic (1).

e Impacts from increasing traffic are a key concern, particularly for the pedestrian
environment (24) and for traffic congestion (20 general comments and another 9
specifically referring to 152 Street). There was support for the provision of bicycle
lanes on 152 Street (6) and mixed support for developing 152A Street between 16 and
18 Avenues (5 for and 5 against and 2 affected owners who were concerned). Other
transportation comments included suggestions to remove the medians on 152 Street
(1), improve the traffic signals in the area (1), keep turning lanes on 152 Street (1),
and make 152 Street south of 18 Avenue closed to traffic and for pedestrians only (1).

e A desire was expressed for more transit service (11), more parking (11), free parking
(4) and underground parking (3). There were some who held the view that there was
adequate parking at the present time (4).

e The desire for taller, denser buildings was mixed (25 against high-rise buildings,
17 for, and 8 for additional, but limited height). Some held the view that no
additional housing was needed (9), others raised the need for more housing (7), and
some identified the need for low cost and seniors housing (5). The addition of green
space in residential developments was cited as an opportunity (5), as well as adding
housing diversity (3).

e Sustainability was identified as an aspect of the plan that should be more prominently
featured (6) and concern was raised over the impact of additional development on
public amenities (2).

Phase 2 Results



The intent of the Semiahmoo Town Centre review is to ensure that the Town Centre is
positioned/repositioned from a land use, servicing and amenities perspective to continue
to play a vital role in the South Surrey/White Rock area.

A renewed vision for the Semiahmoo Town Centre Plan could include the introduction of
a variety of residential housing forms, from townhouses to high-rises, providing a mixed-
use development that would support the revitalization of commercial uses, offices and
social amenities in the Centre. As well as serving local residents, a renewed Town
Centre, with updated services and amenities, could also act as a regional tourist draw
within the White Rock/South Surrey area.

Sites with the most redevelopment potential are focused along 152 Street and include the
8 hectare (20 acre) Semiahmoo Mall site. Currently, the maximum allowable density in
Semiahmoo Town Centre is 1.5 times the site area. While the Mall is currently
developed at a density of about 0.34 times the site area, and Windsor Square at a density
of 0.8 times the site area, it is the assessment of landowners in the area that the threshold
density required to make redevelopment feasible would be 2.5 times the site area.

Redevelopment at this higher density would allow for the majority of parking to be
placed underground and for the provision of on-site amenity space, including green space
as well as streetscape improvements that would better accommodate pedestrians, cyclists
and, in some cases, provide some additional on-street parking. It is noted that by
comparison, the recently approved Bosa Properties high-rise development in White Rock
is at a density of 3.8 times the site area.

Additional residential units within the commercial core could provide a wider range of
housing types, including high-rise apartments, townhouses and lower rise apartments.
More residential units would also support the retail uses and services that are predicted by
some to become more dependent on these immediate customers. As this commercial area
is becoming more dependent on customers within walking distance, redevelopment will
need to be pedestrian-friendly incorporating attractive walking environments with
street-oriented shops, public seating opportunities and green space.

Proposed Options

Through the work undertaken to date, two options have been proposed. While ideally a
third option would have been desirable, proposing options that do not provide sufficient
incentive for redevelopment by the market were not considered useful to include in this
exercise. Conversely, it was not considered necessary to propose development densities
as high as those approved recently in the White Rock core. Therefore, the options
proposed include the following:

e Status Quo Option which maintains the existing maximum density of 1.5 times the
site area and the maximum building height of four stories for the Town Centre; and

e Concentrated Increased Density Option which allows a maximum density of 2.5
times the site area and a variety of building heights that maintain a maximum
four-storey height along streets with higher buildings set back from the street. This



-5-

density increase would only apply to the property currently designated in the Official
Community Plan as "Town Centre,” which is predominately along 152 Street.

These two options are discussed in more detail below.
The Status Quo Option

This option would limit redevelopment of properties within Semiahmoo Town Centre to
low-rise, medium-density building forms. There would be little incentive for
redevelopment of the commercial properties and, based on the market study conducted as
part of Phase 1, there would be little demand for new and expanded retail and other
commercial uses in the Town Centre. The quality and variety of new residential housing
forms would be limited to the four-storey apartment style of development.

The Concentrated Increased Density Option

This option would allow a density of up to 2.5 times the site area on properties within the
Study Area that are now designated "Town Centre" in the Official Community Plan. (see
map attached as Appendix 1). Within this density range, it would be recommended that
building heights would be limited to four stories adjacent to the street, with higher
buildings set back from the street. The higher density can be accommodated in a variety
of ways. Mid-rise buildings (8-10 stories) would take up more land area, whereas taller
buildings (10 stories for more) would allow for more opportunities for open space at the
ground level. For this reason, the tower-podium solution is favoured.

Under this option, the majority of parking would be provided underground.

The focus of the design guidelines would be the creation of a comfortable and attractive
pedestrian environment along all streets. In addition to restricting the heights of
buildings adjacent to streets, other measures would contribute to streetscape character.
Some streets would have a residential focus, while other streets would have residential or
office/commercial uses at grade. A coordinated redevelopment plan provides the
opportunity to achieve varied setbacks, street trees, weather protection (such as building
canopies), ample sidewalks, pedestrian-scaled lighting, attractive signage, street
furnishings, public art and amenities, etc.

A variation of this Concentrated Density Option would be to limit the increased density
of 2.5 times the site area for the "Town Centre" properties south of 19 Avenue. The
density of the "Town Centre" properties north of 19 Avenue could be retained at 1.5
times the lot area to provide a larger transition between the higher density and the
adjacent low multi-family and single-family residential developments. To further
accommaodate this transition, the height of the buildings within the "Town Centre"
designation could be taller than four stories along 152 Street. This higher building profile
along 152 Street would help to provide a gradual gateway to the commercial centre and
allow for a lower building height adjacent to the lower-profile residential uses. More
detailed design guidelines will be developed to address the building placement
implications for setbacks, shadows and view corridors.
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Display boards, attached at Appendix 3, have been created to describe and illustrate the
different desired street character for key streets in Semiahmoo Town Centre:

152 Street is described as a retail-fronting street that is to be lined with various retail
businesses that are interesting from a pedestrian perspective. A majority of the
frontages of these shops will need to be glazed with access directly fronting the street.
Uses above the first floor could be offices, services or residential units.

16 Avenue between Martin Drive and 152A Street is intended to be a street with
mixed land uses including commercial at grade and office or residential uses above.
A variety of uses, including retail could be provided at grade. Elsewhere on 16
Avenue, two to three storey residential uses would front the streets and be set back
further with a boulevard and an additional row of street trees.

Martin Drive is intended to be a predominantly residential street, with uses on the
east side that are compatible with the existing residential uses on the west side of this
street. Two storey town homes are proposed to be oriented to Martin Drive with a
setback from the sidewalk to accommodate landscaping and outdoor space for the
residential units. South of Southmere Crescent East may remain as office uses, but no
retail is proposed to be located along this quieter street.

Local Streets are to be small two-lane roads with parking on each side. Where
possible, these streets are to have pedestrian bulges at the intersections to frame the
on-street parking and reduce the crossing distance for pedestrians. Additional local
streets are proposed through the mall site and along 152A Street between 16 and 18
Avenues to improve pedestrian and vehicular circulation.

Examples of the tower-podium type of development exist throughout the Lower
Mainland and several pictures of examples were shown at the first public open house.
More examples of this form have been included on the storyboards for the upcoming
public open house. Appendix 3 includes the proposed open house storyboards.

These draft options were discussed with many of the commercial property owners as well
as the Stakeholder Committee. Some of the comments received from the Stakeholders
meeting included the following:

Semiahmoo Town Centre is predicted to become more dependent on customers that
live within walking distance. An example provided by the grocery store
representative was that two-thirds of a similar grocery store's business on a mixed-use
site is from the residents who live on site.

Redevelopment needs to happen before an area declines as it is much more difficult to
get customers back after they go elsewhere if the commercial businesses are allowed
to decline.

There needs to be an effort to broaden the demographic make-up of the area, which
currently has a predominance of seniors. Services and amenities to accommodate
families and youth could be part of redevelopment and increased density (i.e.
childcare, preschool, teen drop-in centres, entertainment, commercial uses, etc.), as
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well as considering those who work in the area and ensuring that the needs of seniors
in the area are met.

e Affordable housing should be accommodated, particularly for families.

e The area needs an entrance and exit (bookends) — this could be provided with civic
uses, public art, a church, etc.

e Public washrooms should be provided in this area.

e Semiahmoo Trail should be extended to the Town Centre. It could be designed to
look like the rest of the trail. Alternatively a pedestrian link could be provided to the
Trail and signed as such. An interpretive sign at the corner of 16 Avenue and 152
Street was suggested for the Semiahmoo Trail.

e Population/units need to be calculated for the proposed density based on the sites in
the Town Centre that have been identified as having redevelopment potential.

Proposed Phase 2 Public Open House

A second public open house is proposed in order to present the public input and work
done as part of Phase 2 for public review and input. The public open house is tentatively
booked for May 31, 2006 in Semiahmoo Mall between the hours of 5:00 p.m. to 8:00
p.m. The venue will be confirmed and public notification issued once Council
authorization is received.

The information proposed to be presented to the public includes the following:

e Review and introduction of the intent of the plan review process;

e Summary of the Phase 1 results from the first public open house held in November
2005, including the revised principles;

e Two plan scenario options: Status Quo and Concentrated Increased Density;

e Maps identifying the properties with redevelopment potential in the Town Centre;
e Existing and proposed vehicular circulation;

e Existing and proposed open space and pedestrian circulation;

e Proposed streetscape character and land uses proposed along key streets, including
152 Street, Martin Drive, 16 Avenue and existing and proposed local streets;

e Links with and transition with the surrounding neighbourhood,;

e Review of height and density regulations in the adjacent commercial core of White
Rock; and



e Summary of the next steps in the process.

As is the usual practice, a comment sheet will be available to those attending the open
house to record and submit written comments for staff review, subsequent to the open
house. The same information will also be posted on the City’s website for those not able
to attend the open house.

Next Steps

Staff will report back to Council with the results of the Phase 2 public open house. It is
anticipated that a concept plan document will be developed and refined for the
Semiahmoo Town Centre Plan and presented to Council in two stages:

e Stage 1 will include the principles, the proposed land use concept plan as a basis for
more detailed engineering and financial analysis (including policies for development),
proposed design guidelines, proposed amendments to implement the plan and an
outline of any outstanding issues to be resolved as part of Stage 2;

e Stage 2 will include the resolution of any outstanding issues, detailed engineering
requirements, comprehensive servicing plan and financial strategy to achieve the
plan.

Further public open houses will be held at appropriate points in the process to receive
input on the recommended concept and the final plan, including the servicing plan and
financial strategy.

CONCLUSION

As Phase 2 of the Semiahmoo Town Centre Study is nearing completion, it is
recommended that Council authorize staff to proceed with a public open house to present
the Phase 2 findings of the Semiahmoo Town Centre Development Concept Plan review,
as documented in this report, and to receive public input on the proposed land use
concept options.

How Yin Leung
Acting General Manager
Planning and Development

LG/kms/saw

Attachments:

Appendix 1 Map of Semiahmoo Town Centre Boundaries

Appendix 2  Corporate Report R235 — Phase 1 Results — Semiahmoo Town Centre Plan
Review

Appendix 3  Proposed Phase 2 Public Open House Boards

v:\admin & policy\O6data\april-june\05091429.1g.doc
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Appendix 1

Semiahmoo Town Centre Boundaries
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Appendix 2

Corporate NO: R235
Report COUNCIL DATE: Oct. 17/05
CITY OF PARKS
REGULAR COUNCIL
TO: Mayor & Council DATE: October 11, 2005
FROM: General Manager, Planning and Development FILE:  6520-20

(Semiahmoo Town Centre)

SUBJECT: Phase 1 Results - Semiahmoo Town Centre Plan Review

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

2. Authorize staff to hold a public open house to present information to the public,
regarding the Phase 1 findings of the Semiahmoo Town Centre Study and to
receive input from the public, regarding their ideas and vision for the future of the
Semiahmoo Town Centre area.

INTENT

The purpose of this report is to provide information to Council, regarding the results of
Phase 1 of the planning process related to the Semiahmoo Town Centre Development
Concept Plan and to obtain Council authorization to present the results of Phase 1 work
to the public at an open house and to invite public input, regarding the key issues related
to the development of a vision for the future of the Semiahmoo Town Centre.

This report also provides a brief history of plans for Semiahmoo Town Centre to identify
potential issues that may need to be addressed in this plan review.

BACKGROUND

A plan for the Semiahmoo Town Centre was first developed to recognize this commercial
area as the Town Centre for South Surrey and to address the issue of building height in
the area. Building height was the subject of a referendum in the 1989 and the Council of
the day resolved to limit building height in the Semiahmoo Town Centre to four storeys.



The Semiahmoo Town Centre Concept Plan (attached as Appendix "A™) was approved
by Council in 1993. It serves as a general guide for development in the area. The
Concept Plan describes the land use mix, built form, street character, open spaces and
pedestrian/vehicular circulation system for the area.

In the City of White Rock, to the south of the Semiahmoo Town Centre, high-rise
development has been approved adjacent to the Semiahmoo Town Centre. There are
currently two applications being considered for high-rise development, in the range of 14
to 22 storeys, a block or two further south in the City of White Rock.

On July 5, 2004, Surrey City Council approved a Terms of Reference for and authorized
staff to proceed with a market analysis for, and updating of, the Semiahmoo Town Centre
Development Concept Plan, Urban Design Guidelines and a servicing strategy (Corporate
Report No. R170, containing the Terms of Reference, is attached as Appendix "B"). A
consultant team, led by Phillips Farevaag Smallenberg Consultants, was retained to
conduct the study. The study is divided into two phases, as described below:

e Phase 1 involves a review of the role, trade area and function of the Town Centre
through a market analysis. This phase also includes the development of an inventory
of existing land uses, a calculation of the capacity of existing utility services,
identification of traffic circulation systems, an assessment of development potential in
the area and other issues and opportunities that will influence the further development
of the area. Finally, this phase will provide recommended actions that can be
implemented to ensure the continued vibrancy of the Town Centre.

e Phase 2 will consist of a planning and urban design process to update the Town
Centre Plan, including an urban design concept and servicing strategy. Phase 2 will
explore development densities, improvements to transportation systems (bicycle,
pedestrian, transit and vehicular), parking opportunities and constraints,
redevelopment potential, updating of the servicing strategy, revisions to the urban
design concept and community servicing and amenities.

DISCUSSION

As part of the Phase 1 information gathering process, staff and the consultants met on
four separate occasions with a stakeholder group made up of local merchants, property
owners and area residents. This group has reviewed and provided comment on the
Phase 1 process and will continue to be involved as part of the Phase 2 work.

The consultant report, attached as Appendix "C", documents the Phase 1 findings,
including a set of draft planning principles that will form the foundation for the Phase 2
work.



Key findings of Phase 1 Work

Capacity of existing utility services

While the water supply appears to be adequate, land use changes will require a review
of gravity sewer pipes and pump stations, as well as the storm sewer systems,
including an evaluation of additional "low impact" detention systems.

Identification of Transportation and Traffic Circulation System Capacities and
Limitations

In general, the transportation system in Semiahmoo Town Centre works reasonably
well with the busiest traffic intersection at 152 Street and 16 Avenue being close to
80% capacity. Upgrades should be explored to improve the pedestrian environment
on 152 Street, while ensuring that vehicular traffic needs are also met. These could
include finding alternative routes to 152 Street, such as 148 Street, which connects
the area south of 16 Avenue with Highway 99 in the north. Completing the
connection of 152A Street could provide for looping movements and more on-street
parking opportunities. Transportation improvements need to be considered, together
with any contemplated land use changes;

Parking is well utilized, especially closest to the Semiahmoo Town Centre
(80%-100%). However, some existing parking capacity remains available. On street
parking is available, but not well used, which may be related to the fact that it is
metered parking;

There is significant pedestrian traffic in the area. A high proportion of the pedestrians
are seniors. Pedestrian accessibility, including the provision of adequate drop curbs,
should be considered with any redevelopment;

A new, well placed transit exchange with shelter and bus information, could
significantly raise the profile and ridership of transit in the area.

Assessment of development potential

Under the current circumstances, there is a demand for additional low-rise apartments
(approximately 500 units), high-rise apartments (approximately 400 units) and
senior’s accommodation (approximately 400 units) over the next 10 years. More than
half of the new residents are anticipated to be 55 years of age and over;

Due to the increase of other commercial areas in South Surrey, businesses in the
Semiahmoo Town Centre study area are becoming increasingly reliant on customers
living within one to two miles of the Centre. A limited increase in commercial space
of up to 31,000 square feet by 2009 and 70,000 by 2014, could be supported;

Most of the demand for additional commercial space in the study area will be in the
form of office uses;



-4 -

e A successful community shopping area requires a continuous facade of ground level
retail stores and any gaps should be filled in with retail uses. Less interesting facades
from a pedestrian perspective, such as most office and service types of uses, should
not be encouraged at street level along main pedestrian-oriented streets. Street front
retail should be concentrated to ensure success of the shopping area.

Other issues and opportunities

e Adequate on-street parking could also contribute to the success of commercial
tenants;

e A key opportunity was identified during the Phase 1 process in that the owner of
Semiahmoo Shopping Centre (Bosa Development Corporation) has expressed interest
in redeveloping this property. The redevelopment potential on this site offers the
opportunity to increase the residential capacity in the area and, in turn, increase the
potential for retail and commercial/service uses, which is important to the
repositioning of the area from a market perspective. Bosa Developments identified
the opportunity for a mix of residential development on the 20 acre Semiahmoo
Shopping Centre site that could include high-rise residential towers that would allow
for open space at grade, as well as the creation of a village-like atmosphere at street
level, similar to Newport Village in Port Moody. Newport Village is a community
that was also developed by the Bosa Development Corporation. The issues of
density, building form and neighbourhood character will be addressed as part of
Phase 2 of this study.

Public Open House

A public open house is recommended to allow staff and the project consultants to share
the findings of the Phase 1 work with the public and to seek preliminary input from the
public on the Phase 2 work. The open house would include:

e A summary of the results of the Phase 1 work;

e A set of preliminary draft principles that are proposed to guide the planning work of
Phase 2;

e An opportunity for the public to articulate preliminary ideas with regard to their likes,
dislikes and ideas for the future of the Semiahmoo Town Centre; and

e Information on the next steps in the planning process.

Next Steps

Subject to Council approval, staff will hold a public open house, as described above.
Following the open house and taking into account information received through the open
house, staff and the project consultants will work with key property owners and the
stakeholder group to develop land use concept options for the study area, based on the
planning principles established in Phase 1, and that consider redevelopment opportunities
and challenges, infrastructure requirements, urban design, parking, neighbourhood
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character, and community amenities. Once the land use options have been refined, staff
will forward a report to Council, regarding the options and seek Council authority to hold
a second public open house to seek input from the public on the options. It is expected
that this next phase of work will take approximately six months to complete.

CONCLUSION

The Phase 1 work of the Semiahmoo Town Centre Study is now complete, the findings of
which are summarized in this report. Based on the above discussion, it is recommended
that Council authorize staff to hold a public open house to present information to the
public, regarding the Phase 1 findings of the Semiahmoo Town Centre Study and to
receive input from the public, regarding their ideas and vision for the future of the
Semiahmoo Town Centre area.

Original signed by

Murray Dinwoodie
General Manager,
Planning and Development

LG/kms/saw

Attachments:

Appendix "A" - Map of Semiahmoo Town Centre Boundaries

Appendix "B" - Corporate Report No. R170

Appendix "C" - Consultant Report — Phase 1 Results (without attachment)
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Appendix "A"
Semiahmoo Town Centre Concept Plan
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Appendix "B"

Corporate NO: R170
Rep ort COUNCIL DATE: July 5/04
CITY OF PARKS
REGULAR COUNCIL
TO: Mayor & Council DATE: June 24, 2004
FROM: General Manager, Planning and Development FILE: 6520 - 20

(Semiahmoo Town Centre)

SUBJECT: Land Use, Density and Urban Design Review for the Semiahmoo Town Centre

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

2. Authorize staff to proceed with market analysis for and updating of the
Semiahmoo Town Centre Development Concept Plan, Urban Design Guidelines
and servicing strategy based, on the Terms of Reference attached to this report as
Appendix I.

INTENT

The purpose of this report is to obtain authorization from Council to proceed with an
updating of the Semiahmoo Town Centre Plan. It is proposed that the review be
conducted in two phases. The first phase of the review will be focused on a
market/positioning analysis of the Semiahmoo Town Centre and will include a review of
development capacity. The second phase will use this information to undertake an
updating of land uses, densities, urban design guidelines, pedestrian and vehicular
systems and engineering services. The product of this review will be a revised
Semiahmoo Town Centre Plan, which will promote the continued vibrancy of this Town
Centre.

BACKGROUND
In 1993 Council approved the Semiahmoo Town Centre Development Concept Plan. It

has been used since that time to guide development within that Town Centre. The Plan is
now more than 10 years old and, while it has been effective in guiding the development
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of a pleasant and pedestrian-focused town centre, it is timely and appropriate that it be
reviewed and updated. The review of the Plan should take into account the role of the
Semiahmoo Town Centre within the context of the rapid growth and demand for more
intensive residential and commercial development throughout the Semiahmoo peninsula.
The recent approval of the Highway 99 Corridor Plan to the west of Highway 99, that
includes relatively large areas for commercial development and the recent revisions to the
White Rock Official Community Plan, that will affect the form and density of
development to the south of the Semiahmoo Town Centre, are examples of this changing
context. As well, during the past several months there has been interest expressed by the
development industry regarding the potential to introduce higher-density development
into the Semiahmoo Town Centre. Other issues pertaining to the Semiahmoo Town
Centre include:

1. The need to re-examine the commercial role and function of the Semiahmoo
Town Centre in view of new and potential retail developments outside the Town
Centre (e.g., Southpointe Exchange, expansion of the Peninsula Village
commercial area and the future commercial node(s) in Highway No. 99 Corridor);

2. The need to review vehicular and pedestrian circulation systems in, through and
around the Town Centre;

3. A need for parking strategies and the possible development of a new transit
exchange centre in South Surrey;

4, The need to assess opportunities for redevelopment both within the Town Centre
and near its edges or transition areas; and

5. The desirability of developing a coordinated urban design concept for the
Semiahmoo Town Centre, so that any new buildings meet the design objectives of
the community.

At the Regular meeting of Council on April 26, 2004, Surrey City Council adopted the
following motion:

"That the City of Surrey undertake a comprehensive review of land uses and
urban design elements within the Semiahmoo Town Centre and that staff report
on Terms of Reference and resources required to undertake the review".

DISCUSSION

Based on the above, the Terms of Reference, attached as Appendix I, have been drafted
to form the basis for reviewing and updating the Semiahmoo Town Centre Development
Concept Plan (1993) and for preparing revised Urban Design Guidelines for the
Semiahmoo Town Centre area.

For the purposes of this review, the Semiahmoo Town Centre is defined as those lands
designated in the Official Community Plan as Town Centre (TC) or Multiple Residential
(RM), within the area generally bounded by 20 Avenue to the north, 16 Avenue to the
south, 150 Street to the east and 154 Street to the west. This area is more precisely
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depicted on the map attached as Appendix Il. The review will also include an
examination of lands at the edge of the referenced designations to ensure appropriate
transitional land uses, designs and densities with adjacent neighbourhoods.

Due to the limited staff resources and current commitments to other planning projects, as
well as the need for specific areas of expertise, it is recommended that a consulting team
be engaged to assist with the analysis and planning process for this project. A request for
proposals ("RFP") for this project will be prepared based on the Terms of Reference
attached in Appendix I. This RFP will be completed by the end of the summer and it is
anticipated that consultants will be selected and that work on the first phase of the Town
Centre Plan will commence early in the Fall.

The Semiahmoo Town Centre review will address the following:

Phase I: Review of Role, Trade Area and Function

The commercial role, trade area and function of the Town Centre - A market analyst will
be engaged to study and make recommendations regarding the role of the Town Centre

and to advise on opportunities and recommend actions that can be implemented to ensure
the continued vibrancy of this Town Centre.

Phase II: Plan Update, Preparation of Urban Design Concept and Servicing
Strategy Update
1. Opportunities will be examined for increased residential densities within the

Semiahmoo Town Centre, including attention to potential redevelopment options;

2. Transportation systems, including bicycle and pedestrian circulation and roads, in
through and around the Town Centre. If land use changes (e.g., densification) are
recommended, the transportation network may need to be revised as well. The
transportation system should be designed with particular attention to the
demographics of the area, creating a comfortable pedestrian environment for the
increasingly large seniors population;

3. Opportunities and constraints associated with both on and off-street parking in the
Town Centre. The implications of a new transit exchange centre in South Surrey
will also be examined;

4, Opportunities for redevelopment both within the Town Centre and near its edges
or transition areas;

5. Preparation of a revised urban design concept. There currently is no urban design
concept for the Semiahmoo Town Centre. An urban design professional will be
an integral component of the consulting team and will prepare proposals and
concepts for enhancing the character, liveability and pedestrian/automobile
environment in the Town Centre; and
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6. Updating of servicing strategy - In studying the potential for densification of the
Town Centre land uses, the ability of engineering servicing, particularly the sewer
system, to accommaodate higher density development, must be confirmed. The
study will also examine the adequacy of community services in the area and will
make recommendations for adjustments where necessary.

Public consultation will be an important component of this review. The public
consultation program will be developed in conjunction with the consulting team. This
consultation program will include preliminary meetings, clarification of the study
objectives and vision for the area, open houses and, possibly, other forms of consultation,
such as design charrettes and mail-outs.

It is envisaged that the review will take approximately six to eight months to complete.
The deliverables will include:

e A revised concept plan for the Semiahmoo Town Centre, including a revised set of
Urban Design Guidelines which will facilitate new developments within a
comprehensively designed town centre;

e Recommendations with regard to capital works that should be undertaken to
implement the Plan, along with a financial strategy in respect of funding those capital
works; and

e Recommendations related to any necessary amendments to the Official Community
Plan.

The costs associated with the first stage of this planning project (i.e., the
market/positioning analysis) can be accommodated within the currently approved
operating budget of the City. Funding required for the second phase of the project will be
included in the operating budget for 2005, which will be considered by Council in late
2004.

CONCLUSION

Recent growth and new plans for other areas on the Semiahmoo peninsula, coupled with
interest expressed by the development community in increasing the density of
development in the Semiahmoo Town Centre, makes it timely for the City to commence
a review of the Semiahmoo Town Centre Plan. It is recommended that Council authorize
staff to proceed with a review/update of the Semiahmoo Town Centre Development
Concept Plan, Urban Design Guidelines and market/positioning analysis, based on the
Terms of Reference attached as Appendix I.
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There is a need to ensure that the Town Centre is appropriately planned to remain vibrant,
serve the community and be pedestrian-focused. Accordingly, it is recommended that
Council authorize staff to proceed with a market analysis for and updating of the
Semiahmoo Town Centre Development Concept Plan, Urban Design Guidelines and
servicing strategy, based on the Terms of Reference attached to this report as Appendix 1.

Original signed by

Murray Dinwoodie
General Manager
Planning and Development

WW/kms/saw

Attachments:
Appendix | — Terms of Reference
Appendix Il — Map of Semiahmoo Town Centre Study Area (without attachment)



Appendix |
TERMS OF REFERENCE

LAND USE, DENSITY AND URBAN DESIGN REVIEW OF THE
SEMIAHMOO TOWN CENTRE

June 2004
BACKGROUND

The current Semiahmoo Town Centre Development Concept Plan was approved in 1993.
Recent developments, such as Peninsula Village and Southpointe Exchange and, recently
approved plans for proposed commercial/business development areas in the Highway 99
Corridor and changes to the City of White Rock Official Community Plan for the area
immediately to the south of the Town Centre, will have an impact on the Semiahmoo
Town Centre and will help to redefine the role for the Town Centre within the broader
context of the Semiahmoo Peninsula.

Several large development projects, including the Prospera Building and the Semiahmoo
Civic building on 152 Street, have been constructed in the Town Centre in the past
several years. The population and density in South Surrey has also grown considerably.
The City of White Rock, as the southern boundary of the Town Centre, has recently
reviewed its Official Community Plan and revised its policies to provide for an increase
in the height and density of buildings. In view of these changes, it is timely to review the
Semiahmoo Town Centre to ensure that it can continue to serve the needs of South
Surrey residents and remain viable as the residential and commercial heart of the
Peninsula.

There has also been interest expressed by the development industry in intensifying and
potentially introducing higher density residential development into the Semiahmoo Town
Centre. Other current issues pertaining to the Semiahmoo Town Centre include:

1. The need to re-examine the commercial role and function of the Semiahmoo
Town Centre in view of new and potential retail developments outside the Town
Centre (e.g., Southpointe Exchange, expansion of the Peninsula Village
commercial area and the future commercial node(s) in the Highway No. 99
Corridor);

2. The need to review vehicular and pedestrian circulation systems in, through and
around the Town Centre;

3. A need for parking strategies and the possible development of a new transit
exchange centre in South Surrey;

4, The need to assess opportunities for redevelopment both within the Town Centre
and near its edges or transition areas; and

5. The desirability of developing a coordinated urban design concept for the
Semiahmoo Town Centre, so that any new buildings meet the design objectives of
the community.



STUDY OBJECTIVES

The objectives of this planning process are:

1.

To review the Semiahmoo Town Centre Development Concept Plan (1993) to
confirm or redefine the role of the Town Centre in the broader context of
development on the Semiahmoo Peninsula;

To investigate creative options and, based on an evaluation of the options, to
formulate a revised land use plan for the Town Centre;

To explore means and to formulate strategies to encourage residential and
business investments within and around the Town Centre in a coordinated
manner, which will emphasize the aesthetic appeal and pedestrian focus of the
centre;

To develop a comprehensive planning framework and detailed urban design
blueprint for the Town Centre, ensuring that future development and urban design
decisions result in the desired objectives;

To use the planning process to identify development and design strategies, policy
actions and other mechanisms for achieving the desired objectives;

To use a collaborative and inclusive planning and design process to maximize
interaction and communication between the City, the business community, the
development community, citizens and other interested groups and stakeholders;

To investigate creative options for land development and public realm investment
(i.e., levering municipal resources for land acquisition, financial incentives,
multi-sector partnerships, etc.);

To explore ways to encourage residential and business investments within and
around the Town Centre and enhance the synergy between residential and
commercial land/building uses; and

To ensure an appropriate land use and design transition between the Town Centre
and the surrounding residential neighbourhoods.

THE STUDY AREA

For the purposes of this review, the Semiahmoo Town Centre is defined as those lands
designated Town Centre (TC) or Multiple Residential (RM) within the area generally
bounded by 22 Avenue to the north, 16 Avenue to the south, 150 Street and Southmere
Crescent to the east and 154 Street to the west (see map attached in Appendix Il). The
review will also include an examination of lands at the edge of these designations toward
ensuring appropriate land use transitions.



SCOPE

The Semiahmoo Town Centre review will be conducted in two phases. The first phase
will include a market analysis and an assessment of the context and development capacity
of the Town Centre. The second phase will include a review of land use, height and
density, pedestrian and vehicular circulation systems, development of an Urban Design
Concept and related guidelines and an updating of the servicing strategy. The work
components of the two phases are more completely described below.

Phase I of the study will include studying:

1.

The role, trade area and function of the Town Centre. A market analyst will be
engaged to study and make recommendations regarding the role of the Town
Centre in the broader context of the Semiahmoo Peninsula and to advise on
opportunities and recommend actions that can be implemented to ensure the
continued vibrancy of this Town Centre;

The capacity of existing services. If intensification of the Town Centre is
pursued, the ability of servicing, particularly the sewer system, to accommodate
higher density residential development, must be confirmed and constraints
identified; and

The context of and existing land uses, traffic circulation systems, development
and redevelopment potential and other issues and opportunities facing the
Semiahmoo Town Centre.

Phase Il of the study will include:

1.

Opportunities will be examined for increased residential densities within the
Semiahmoo Town Centre, including attention to potential redevelopment options;

Transportation systems, including bicycle and pedestrian circulation and roads in,
through and around the Town Centre. If land use changes (e.g., densification) are
recommended, the transportation network may need to be revised as well. The
transportation system should be designed with particular attention to the
demographics of the area, creating a comfortable pedestrian environment for the
increasingly large seniors population;

Opportunities and constraints associated with both on and off-street parking in the
Town Centre. The implications of a new transit exchange centre in South Surrey
will also be examined;

Opportunities for redevelopment both within the Town Centre and near its edges
or transition areas;

Preparation of a revised urban design concept. There currently is no urban design
concept for the Semiahmoo Town Centre. An urban design professional will be
an integral component of the consulting team and will prepare proposals and
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concepts for enhancing the character, liveability and pedestrian/automobile
environment in the Town Centre;

6. Updating of servicing strategy. In studying the potential for densification of the
Town Centre land uses, the ability of engineering servicing, particularly the sewer
system, to accommodate higher density development, must be confirmed,

7. The study will also examine the adequacy of community services and amenities in
the area and will make recommendations for adjustments where necessary.

Public consultation will be an important component of this review. This program will be
confirmed in conjunction with the consulting team. The consultation program will
include preliminary meetings, clarification of the study objectives and vision for the area
and open houses, at key stages in the process. The consultation process may also include
other forms of consultation, such as design charrettes and mail-outs. The review of the
Semiahmoo Town Centre will based on a collaborative and participative planning process
involving and interacting with City Departments, the business community, the
development industry, community associations, citizens and other interest groups and
stakeholders.

DELIVERABLES

It is expected that the review of the Semiahmoo Town Centre result in the following:

1. A Phase | report that will document the context of and existing conditions of the
Semiahmoo Town Centre and a market/trade area analysis, including
recommendations respecting how the Town Centre should be positioned relative
to its continued vibrancy within the Semiahmoo Peninsula;

2. A revised concept plan for the Semiahmoo Town Centre, including:

— Recommendations on land use, building heights and densities,

— Arrevised set of Urban Design Guidelines which will provide for the
incorporation of any new development projects within a comprehensively
designed town centre, and

— A transportation/circulation plan;

3. Recommendations with regard to capital works and amenities needed as part of
the Plan and a financing strategy for such works and amenities; and

4. Recommendations for any necessary amendments to the Official Community
Plan.

The conceptual urban design framework should include, but not be limited to, the
following components:

— Height, form and massing of buildings;



— Pedestrian linkage system;

— Vehicle circulation system;

— Open space and public realm system and hierarchy; and
— Hierarchy of land use and density precincts.
TIMEFRAME

It is anticipated that the process will commence this Fall with a compilation of
background information and analysis of the existing context of the Town Centre,
market/trade area analysis and preliminary visioning. Phase | is expected to take
approximately three to four months to complete, after which Phase 11, including a land
use plan review (including a circulation/transportation analysis), urban design review and
servicing and financing review would occur into early 2005.

REPORTS TO COUNCIL

A report, complete with recommendations, will be submitted to Council at key milestones
throughout the planning process, including, but not necessarily limited to, after the
completion of Phase I, at the draft plan stage and at the conclusion of Phase I1. Council
will also be advised, in advance, of each public open house that is held as part of the
planning process.



Appendix 3

Proposed Phase 2 Public Open House Boards

Introduction

Intent of the Plan

This is the Second Public Open House for the Semiahmoo
Town Centre Flan. The intent of the Semiahmoo Town
Centre Plan is to update current City policy in order to
aencourage future development that will ensure a diverss, lively.
interesting, safe, and pedastrian-friendly Town Centre and
anhance the variety of shops, services, and amenities availabls to
the commumnity.

Urban Design and Land Use Approach

The focus of the Town Centre Plan Update, and the information
on display today, is to presant findings related to height, density,
land use, strestscape character, and urban design of the public
spaces within the Town Centre. Additional height and density
will provide for more housing choices and vibrancy and viability
of the commercial opportunitiss.

Public spaces includs the strestscapes of all the roads within the
area, trails and gresnvways separate from the strests, and parks
and other greem spaces. Also included are the amenitias offered
to the public within develepment sites - community spaces,
antertainment venuss, cutdoor and indoor sitting and sating
areas, and public art

The design of streets and open spaces to respond to increased
denszity create desirable pedestrian experiences and a varied mix
of shops, services, and residences will shape the policies related
to the kinds of land uses encouraged along their edges and to the
massing of the buildings that surround them.

Semiahmoo Town Centre Plan

Second Public Open House April 2006

e



Existing Town Centre Plan
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SEMIAHMOO TOWN CENTRE STUDY AREA v e e

Current Plan Designations

The existing Plan for the Semiahmoo
Town Centre distinguishes a core area as
Town Centre (in grey on the Plan Map).
This core area is surroundad by
predominantly multiple family resicential
within the boundaries of the Town
Ceantre Area.

The recommendations of the updated
Semiahmoo Town Centre Plan gensrally
maintain this distinction and focus
potential for intensification of land use
and density in the core area designated
as Town Centre (grey area) and south of
19 Avenue.

Semiahmoo Town Centre Plan 2V e
Second Public Open House April 2006 A




Summary of the First Open House

The First Public Open House for the Semiahmoo Town Centre Plan
was held on Movember 9, 2005 at the Samiahmao Shopping Centre. Approximately
323 people attended the Open House and the Planning and Drevelopment Department
received 105 completed comment sheets either at the svent or afterwards. The map
balow indicates the places whers the people who responded gave as their addresses.

Participants where asked to review and comment on Draft Planning Principles, to
describe what they like and what they think could be improved in the Semiahmoo
Town Centre, and to comment particularly on transportaticn conditions and housing
types for the area.

There were a wide rangs of comments on the Draft Principles: they have been revised
to reflect freguent comments and are presanted in the next panel.

Many people like the Town Centre for its convenient services, stores. and amenities
within walking distance or a short drive, small town’ ambisnce, and availability of
parking. Suggestsd improvements included: a wider range of stores, more
entertainmeant venuwes, mare services including places for youth, and a better pedestrian
environmeant

Impacts from increasing traffic are a key concern particularly for pedestrians and traffic
congestion. There was support for the provision of bicycle lanes and mixed support for
developing 152A between |45 and 18 Avenues. The desire for mores parking and transit
service was also identified. Opinions varied widsly on the desirability of more housing in
the Town Centre and of taller. denser buildings. Housing affordability was also raised
as an issue.

Semiahmoo Town Centre
Mowermibsr 9, 2005 Comments

Semiahmoo Town Centre Plan
Second Public Open House April 2006



Revised Planning Principles

Semiahmoo Town Centre Revised Principles

The following Principles and the accompanying directions that explain their application to the
Semiahmoo Town Centre have been evolved through the initial phase of public consultation:

Principle |: Create a complets community znd offer,
in addition to residential uses, a full range of shopping,
financial, medical, and dental offices, health and fitness
facilities, restaurants, and entertzinment 5o thata
resident can fulfill their daily neads within the
Semizhmoo Town Centre.

+ O¥izas shoud Bu seecuraged sbave rakai on 152 Seraas and intagrazad
ks the reduaioparant of the Samiztmas Mal az 2 be; seazagy for
dffarustivting 2 Tewum Cantrs from suearby malz 2z 3 dustinazion wies
apEertuniies for fubling 3 rumzer of sesdz in ona phas

« Fiinasz it alrasdy strang in the Toon Cemtrs and suzpares o haa'ts and
‘cwlmazs focer that could b szancisted with Sa houpral and wigh 3
readas ) eliic.

IR R —— are i
etk

+ Higtar deraitins and 3 brozdar rasge of razidestinl units would
zeppart and sstracs the businaazss 3od amenizies that will sk
Sumisharce Tawn Cants mars somplats

Principle 2: Integrate future development in
Semizhmoo with White Rock to be welcoming to all
Surrey and White Rock residents.

' fny changss t= transt tardizes thoeld mpreve tha bowl of servics far
‘the zrea,

+ The zanzs of pleca a2t will arargs through tha phinsing procas
wmcubd comphimam:, but ta dating from the watacdrent | Madterranaan
characear of Whits Rack.

Principle 3: Design pedestrian<riendly strests that
are comfortable and allow =asy and safe movarnent for
all people, including seniors and people with
wheslchairs, walkers, carts, and stroflers.

+ Dittancaz scrozz tirestr 28 nbereaction: thould ba sz nzrroe 22
pamitls whils retaiving vehizulsr cpaciy.

+ Sidwaalbs shoald ba conticuow, srccth-rarfzead. and e g

zzns that is gradiatstl; in the rams Isoskisn througssut the
Town Cartra

+ Sidwaalbz, rarpe. d sther padasiriss routas thould ba praded wis
guntla vlopas that e sazl; napstited,

+ Adjscant arusz should Ba revinicad to anars dhat thar ore good
“wwhizuisr and pad inra ta the ia: i the
T Cartra

+ Tha stz thould ba dezigrad to secommodsts Bapin in g
conrartabis ard zafs mannar.

Principle 4: Parmit additional new residential
development to provide a wider range of housing
choice than is currently availzble for a range of ages
and lifestyles.

+ Drthar opg inz for ! muar e adges 2ed
tramiion apsen of s Tows Cantra shaukd e idesilssd

Jwﬂ.h#ﬂh_,i_uh idumtFind alomg
the 151 corrider s=d on the 5
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' Srar #at could ba zuited i groend-oriertad mutiph famd; housieg
s2cubd ba identfiad and framt onto streats (othas 2an 152 Streat) iths
Principle 5: Include retail, office, and service
opportunities for both national chains and local
independents, with 2 mix of shopping centre and
strest-fronting locations.
 Samishmoe Taws Cantre 3o Mall both keoa 2 signfizam nusbar of

locally gwmad and aperated s2ares and sffcas that halg 5o create n
wsigualy Swrvishares’ mis of dustinations. Maw ratsil, affics, and ssrvies

=14z 10 pemarste ssaning

dwwio shareld Ea v t2 mappert Bosh maticnal and local
aparatiana.

P af tha Sarniskman Mal zhould have iz

patbare and storeroms confipursd to ancourags shoppars to accam
J—Fd.muuhhmdhmm
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Principle 6 Concentrate retzil and office
devealopment on 152 Strest and within the Samizhmoo
Mall site to optimize the market potental for the Town
Centre within 2 walkable distance.
" Raizil businassss should ba facused oo 152 Strant sed the mall sibe s
concentrate scblity weare it iz meak dezred

# Martin Diria 2nd 16 Susnus thould ba considarad a2 having affcs sed
raziduntial fand sxar 24 an apf far thazs

Principle 7: Incorporata opportunities for social
interaction in the Town Centre, including new public
open spaces and indoor community spaces.
 Indoar space St it epan, cwkoaieg, and pregrammad dar the uze of
zaniary, youth and o razidurts thould ba suaiabla i e Town Cantre
+ & raww public plaza could ba o focal point rear tha nbsrzaction of 152
Straat ind 16 Avwmua
' Pablic cpan space witk smple sestisg shosld Ba lecxted ot imtarcals in
sumny spets sbeng 152 Streat for rusting and peopls wakdhing.
o+ & cwlduvalozad matwerk of public sprcas and imiting padustrisn
rowas ara kg iz mmaking Semihmos Tows Cartre s mors stErction
dustinstion for ragicnzl razidans ind touristz, 34 b Sbtainieg scanoic
banafits of bacoming 2 wallracogmized phen b2 it
& racart trard i shopsing mall redevakzmant felloing = Mais
Straat’ modal cith sheps arganised sroend an cpas-a© street andier
putlic cpas spuce thould ba weplored az o dazicakla spprasch o
redwakping the Samizhmcs Mall
Principle 8 Ensure that cultural facilities,
entertainment, and public art are integral to the Town
Cantre Plan to create a sense of place and atiract use,
especially in the evenings.
' Radvoaleprant plening shoud includs cukersl andier cammuniy

Taeltan 21 publiz Banafit

+ Lozations for peblic art thauld ba identdiad in the glan otk in the
public realer, alosg strasts, in publc cpan zpacas, ard on pricace
reduoalopad commarcinl proparty.

Principle 9 Maintain the traffic capacity of 152 Street
o support the potential for future grosth without
compromising rmaobility.
JE_-i;m_h.l_uAl-Im noted the imporiances of 152

Principle 10: Incorporate effective transit access into
the Plan for Semiahmoo as 2 strategy to reduce
wehicutar use and parking dermands in the Town
Cantre.
' Tha wizting tranzit axchang it ot considarsd by Serray, Whits Rack,
or Tranalink to ba optinurs. TRa current lcation Bax negetis imgacts
on padustrian cansfert aleng 152 Streat Concdarstions thoald ba gian
2 ntagrating tha trasit asctange nke redual phz.

Principle 11: Complete 1524 Street between |6 and
18 Avenues to provide additional on-street parking
opportunities and wo offer a convenient and safe way
fior drivers to loop through the area.
+ Twa afignaant opticns havs bean dzcuzzed for providing 1ddiions]
traffic cirzulstion slong 1514 Strast. Tha waribles ot naed to ba
coasidurad in salacting 32 option inclede the width of th read, se-streat
parking zapacity, the opp y faur azrmat b g, and impacts an
progaris:.
Principle 12: Design streets, buildings, znd opan
spaces in an envircnmentally friendly and sustminable
manner.
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Future Density of Development

The Town Plan Process

The density of development for future projects is a key decision for the Semiahmoo
Taown Zentre Flan process. Two different scenarios are under discussion:

I. Status Quo — no changs in permitted density

2 Concentrated Increased Density- additional density to encourage
residential development within and around the commercial core of the
Town Centre.

Status Quo

The existing land use designations within the 3amizhmeoo Town Centre permit
continued redevelopment of properties with housss to low rise multiple family
housing and redevelopment of commercial properties to low rise retail and office
projects.

Undar the current land use plan {refer to map on the Existing town Centre Plan
Panel), thare is little incentive for redevelopmeant of the commercdial properties in the
Town Centre, particularty the Semiahmaoo Mall The Commercial and Residential
Market Study undertaken in Phase | of this planning process indicated that there will
ba little demand for new and expanded retail and other commercial uses in the Town
Centre, especially given mew mall development in the surrounding area, unless thers
iz also potential for more people to live in the Town Centre.

Existing Commercial Uses in the
Semizhmeoo Town Centre

Semiahmoo Town Centre Plan o
Second Public Open House April 2006 :



Future Density of Development

Concentrated Increased Density

The density of development that has been asseszed as sufficisnt to trigger redevelopment of the
commercial core of the Town Centre with mixed use projects that combine retail, offices, services,
entertainment, community amenities, and multiple family residential is around 2.5 FAR (Floor Area
Ratio] an increase of around 1.0 FAR from the current zoning.

At this denszity, multiple family housing would potentially take a range of forms including
townhouses, low to mid-rise apartments, and high rise apartment buildings. The scale and location of
multiple family housing would be controlled by design guidelines and the relationship of new
buildings would be required to respond to the urban design intentions for creating interesting and
pedestrian friendly streets, as discussed on the panels in this Open House display.

The area being considered for increazed densities includes those properties designated azs Town
Centre along 152 5trest between 16 and 19 Avenues.

Examples of Medium Rise Mixed Use
Development in the Arbutus Lands,
Vancouvar

Examples of Mixed Use Retail and Residantial Mewport Village, Port Moody
Drevelopmeant in Downtown Vancower

Semiahmoo Town Centre Plan
Second Public Open House April 2006




Redevelopment Potential within the Town Centre

Future Development within the Semiahmoo Town Centre

The Semiahmoo Town Centre Plan area has potential for redevelopment in future years, even uncer
current zoning. Large areas of the Town Centre are unlikely to change in the foresesable future since
they have fairly recent. stable development in good condition and. in some cases, in strata ownership.

Staff of the City of Surrey Planning Department have assessed which properties could redevelop in
the next years. The speed of redevelopment will depend on the heaalth of the economy and the
density of future zoning. Generally, change will be incremental over a number of years.

Assessment of Redevelopment Potential Map

SEMIAHMOO TOWN CENTR
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Short-Term Development Potential

A few sites in the Semiahmoo Town Centre Plan area are vacant and will likely be developed once
the Town Centre Plan iz completed

Example of a Vacant St in the Town Centre
Southeast of |9 Avenue and 152 Street

Semiahmoo Town Centre Plan e —
Second Public Open House April 2006 A




Vehicular Circulation Network

Existing Conditions

The street netwark in the Semizhmoo Town Centre and adjacent White Rock are a grid of traffic
arterials at regular intervals. The intervening local roads are a mix of regular through-blocks on the
east side of 152 Street and of curving roads and culs-de-zac on the west side.

- T G e

EXISTING VEHICULAR CIRCULATICN

Proposed New Streets

The Tawn Centre Plan iz considering several new streets to complets the existing strest grid
and allow more choices of ways to circulate through the area the sxtenzion of 1524 from 16 to
18 Avenue and new streets within the Mall site.

FUTLIRE VEHICLILAR CIRCULATION

Semiahmoo Town Centre Plan
Second Public Open House April 2006



Open Space and Pedestrian Circulation Network

Opportunities in the Town Centre

As redevelopment occurs in the Semiahmoo Town Centre, opportunities will be sought for new
public open space and for the continuation of the Semuhmoo Trail to White Rock.

The Semizhmoo Trail ends its
official route north of the Town
Centre. However, padestrian links
are available to the Semiahmoo
Trail through the Southmere
neighbourhood to Martin Drive.
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Pedestrian links should continue
through the redevelopment of the
Semiahmoo Mall between the
existing trail link at Martin Drive
and the corner of 16 Avenue and
152 Strest. An interpretive pansl
in the proposad plaza at this
location could provide a map to
the trail and information on its
history
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pedestrian link

In addition to the proposed plaza
at |6 Avenue and 152 Street. a
public open space with a green
landscaped character should be
provided within the Mall
recevelopment for the enjoyment
of local residents and shoppers
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Town Centre Streetscape Character and Land Use

The Vision for the Town Centre

The Semiahmoo Town Centre is envisioned as a vibrant, pedestrian friendly place with a mix of
shopping. services, entertainment, amenities, anc places to live. Each strest in the Town Centre will
have a spacific intended character and mix of land uses to enhance the character and diversity of the
pedestrian experience. If the public realm of sach street is engaging and offers amenities to make
people fesl comfortable and safe, it will attract use by residents of the surrounding community and
visitors from the region as well

If mere people are attracted to live within walking distance of the core of the Town Centre, then
there will be more activity at all tmes of the day and evening. A larger local customer base will be
created to retain the commercial vibrancy of the area with shops. services, réstaurants, movie
theatres, and other commercial uses for Semiahmoo residents.

The next panels discuss the desired character under consideration for 152 Street, Martin Drive, 16
Avenue, and local strests, including new onas that may be added in the arsa

Precedents for the Town Centre

Recent new commercial developments such as the Village at Park Royal, Newport Village in Port
Moady, and Highgats in Burnaby illustrate current trends for developing high amenity, pedastrian
friendly shopping areas that, in turn, draw their inspiration from traditional "Main Street” shopping
areas in city centres such as 4™ Avenue and Kerrisdale in Vancouver and Ambleside Village in West

Vancouver

Landscaping, Sizgnage
and Flaces to Sit

Owtdoor Eating

Cutdoor Displays of
Merchandise

Pedestrian Shortcuts Padestrian Priority Crosswalks and Lighting

Amenities including
Washrcoms, Banches

and Garbage
Receptacles Y.
Medical and Denta! Offices P 5
N
~
\Weather Protecton
for Pedestrians
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Character of 152 Street

Existing Conditions

152 Strest has two roles that are difficult to balance it is one
of the major north-south arterial roads and carries large
numbers of vehicles and it is the central retail shopping strest
of Semiahmoo Town Centra.

In order to protect its traffic capacity. pedestrian crossings
are limited to marked crosswalks at 16, 17, 17A, 18, 1%, anc
20 Avenues. At all of these intersections, pedestrians cross
five lanes of traffic, including a left-turn lane. On-strest parking
is limited and removed completely a peak times.

Consideration of Options

In garly discussions with community and stakeholder representatives and City of Surrey Planning and
Enginzering staff. the ideas of encouraging on-strest parking and adding bulges at intersections to
reduce the crossing distance for pedestrians were considered. Since these changes would reduce
traffic capacity to achieve their benefits for pedestrians, they were not advanced for meore detailed
study. Instead. the Planning Principle of retaining capacity on 152 Street was endorsed.

Desired Streetscape Character

152 Street should remain a retall shopping strest and be subject to design guidelines that encourags
interesting. varied, and engaging shops for passers-by to enjoy. These guicelines should feature display
windows. doors directly off the sidewalk. and pedestrian-scale signage. Large format offices and
services with covered windows and other land uses that do not offer interesting facades should not
be located along the frontage of 152 Street. 152 Strest is a wide roadway. In order to provide strong
urban dasign definition of the street as a public and urban place, a continuous four storey streetwall is
proposed in the design guidelines with any high rise towers to be set back.

The ground fioor is bs retail uses, the
second floor may be commercial
including offices, services (financial.
medical, dental), recreation (fitness
centres, yoga) or residential
Residential above the ground floor is
encouraged to provide pecple living in
the Town Centre who will keep the
streats active at all times of day and
provide eyes on the street” for safety
and security. Any residential above
four floors in height should be set back
from the streetwall to provide
continuity of the architectural forms
and maintain sunlight on the
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Character of Martin Drive

Existing Conditions

Martin Drive is an important route for vehicular traffic in and
through the Semiahmoo Town Centre. It connects 18 to 16
Avenues on a rare diagonal within the generally rectilinear
strest grid. It provides a direct route for people destined to
places west and north of the Town Centre to bypass the busy
section of 152 Street betwesn 18 and 16 Avenues. It alzo
offers a choice of ways to access the Semiahmaoo Mall so that
not everyone uses |52 Street

Martin Drive has an attractive residential character along its
wast side with primarily multiple family residential buildings
set in a green landscape. The east side is predominantly hard surfaces with commercial buildings in
paved surface parking lots.

Desired Streetscape Character

Martin Drive has the potential to have a more unified character that draws its design clues from the
west side of the street

Proposed design guidelines should suggest a predominantly street-oriented residential land use and
character for Martin Drive. The exceptions would be the ground floor and. possibly. second floor
uses of buildings fronting Martin Drive between Southmere Crescent East and 152 Street and
between |6 Avenue and Southmers Crescent’s western lag. These uses could be offices and
services, espacially financial services like the ones that currently are located in thess areas. Strest
fronting retail should not occur along Martin Drive,

Residential development that occurs as part of the recevelopment of the Semizhmoo Mall should be
clustered along the west side of the site to support the residential character of Martin Drive and to
enhance the sense of community in this vicinity.

The streetscape should
be well-landscaped,
including grass boulevards
with strest trees and a
landscaped setback
betwesn the sidewalk and
buildings. This street
should be comfortable
for pedestrians although
large numbers of
pedestrians will not be
using this route since it
will not be lined with
shops or other
cdestination land uses.
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Character of 16 Avenue

Existing Conditions

|6 Avenue iz the boundary between Surrey and VWhite Rock
and has a variety of land uses along it. ranging from single family
homes to strip shopping malls

Blocks are oriented east-west in Surrey and north-south in
White Rock. This results in a number of local streets in White
Rock coming to an end at |6 Avenue. The lack of continuity
affects both vehicular and pedestrian movement across 16
Avenus.

Desired Streetscape Character

16 Avenue is intended to be a strest with
mixed land uses including commercial and
residential activities but not to be a retail
“high street”. Its land uses should support and
complement the more intenzely ratail
sections along 152 Street and within the malls
fronting 152 Street.

Only residential land uses should be located
fronting on & Avenue west of Martin Drive
and east of the new | 52A Strest intersections.

The streetscape along 16 Avenue should be
enhanced with street trees over time as new
development occurs. The strestscaps in the
mixed use sections should have wide
sidewalks with the street trees in grates
within the pavement In the residential areas,
street trees should be in grass boulevards
where possible to ensure a gresn, residential
landscape is achisved.

Sketch Section through 16 Avenue =
Typical Mixed Use

Sketch Section through 16 Avenue=
Typical Residential Use
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Existing and New Local Streets

Existing Conditions

The remainder of the existing strests in the Semiahmoo Town
Centre are generally local streets with two lanes of moving
traffic and on-strest parking and fronted by residential land
uses.

Desired Streetscape Character

Mew local streets are intended to also be two lane roads with
parking on both sides at all times of the day.

The section of the new | 524 5trest is a possible exception. WWith the need to purchase eight houses
betwean |7 and 18 Avenuss in order to complete the right-of-way on a direct alignment with the
existing section of |52A Street south of 17 Awvenue, there is potential for both angled parking, in
order to provide more spaces than parallel parking would. and a pedestrian gresnway path in a
landscaped setting.

“Where possible new streets may have pedestrian bulges at intersections in order to shorten
crossing distances for pedestrians and provide more space for amenities and landscaping.

Mew Local Streets

Cpportunities for creating a finer street network in Semiahmoo Town Centre will be pursued as
redevelopmeant oCours.

If the Semiahmoo Mall redevelops. the City intends to require that
the massive size of its existing block be reduced by the introduction
of at least two new strests — one oriented sast — west, connecting
17 Avenue to Southmere Crescent, and oneg north-south,
connecting betwsaen |6 Avenue at Foster in White Rock to the new
sast-west street. These strests may be built on the Mall property
but they will have the features of a public strestscape and many
amenities to make them a good pedestrian environment including
wide sidewalks, interesting building frontages, pedestrian-scale
lighting, and attractive signage and street furnishings.

Sketch Section through Mew Street on Mall Site

i
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Summary of the Planning Directions

Summary

The following maps summarizes the suggested land uses that will shape the character of the existing
and new strests within the Semiahmoo Town Centra.

Street Fronting Land
Use Summary Map

Recommended land usss along
the existing and proposed new
streets are key to shaping the
intended character of the
Town Centra.

All other strest fronts are
planned as residential land
uses with an appropriate
strestscape character.

Overall Land Use and
Density Summary Map

Mixed land uses continue to be
encouraged in the Town Centre
Core Area. Building heights
would be permitted to exceed
four storeys with buildings over
ten storeys only permitted within
the core area south of 19 Avenus
whers guidelines for shadowing,
overlook, and privacy can be
satisfied.

Diensities are proposed for the
Town Centre core up to a
density of 2.5 FAR south of |9
Avenue.

Semiahmoo Town Centre Plan
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Next Steps

Upcoming Steps in the Planning Process

The staff of the City of S3urrey have identified the following steps to complete the planning process
and bring the draft 3amiahmoo Town Centre Plan to City Council:

I Revise proposad Concept Plan bazed on public input and further analysis

2 Develop Policy Document and Design Guidelines

3. Finalize Tranzportation Plan

4. Dievelop Preliminary Servicing Strategy including Stormwater Management

5. Present 3tage | Land Uss Plan to Council for Approval in Principle

6. Finalize Servicing Strategy and Financial Plan

7. Public Open Houss to Present Proposed Servicing Strategy and Financial Plan

B. Present Stage 2 (Final) Results to Council for final approval

Public Input

The community is requested to please provide their cormments as input into the Plan by filling in 2 Comment
Sheat at this Open House or sending ong in shortly aftereards.

The display material from this Cpen House and the Comment Sheet are alse available on the City of Surrey
websiter wwwoity surrey boca
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