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COUNCIL-IN-COMMITTEE 

TO: Mayor & Council DATE: May 11, 2006 

FROM: Acting General Manager, Planning and 
Development 

FILE: 6520 – 20 
(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: 
 

• 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  

 
• 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:   
 
• 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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• 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: 
 
• The results of the market study findings; 

 
• A review of the transportation conditions in the area including parking supply and 

demand;   
 

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

• An overview of the existing servicing infrastructure; 
 

• A set of preliminary draft principles for discussion and consideration by the public;  
and 
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• 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: 
 
• 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. 
 

• 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). 
 

• 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). 
 

• 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). 
 

• 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).  
 

• 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 
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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: 
 
• 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 
 

• 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 
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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 
accommodate 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.  
 

• Affordable housing should be accommodated, particularly for families.  
 

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

• Public washrooms should be provided in this area.  
 

• 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.  
 

• 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: 

 
• Review and introduction of the intent of the plan review process; 
 
• Summary of the Phase 1 results from the first public open house held in November 

2005, including the revised principles; 
 
• Two plan scenario options:  Status Quo and Concentrated Increased Density; 
 
• Maps identifying the properties with redevelopment potential in the Town Centre; 
 
• Existing and proposed vehicular circulation; 
 
• Existing and proposed open space and pedestrian circulation; 
 
• Proposed streetscape character and land uses proposed along key streets, including 

152 Street, Martin Drive, 16 Avenue and existing and proposed local streets; 
 
• Links with and transition with the surrounding neighbourhood; 
 
• Review of height and density regulations in the adjacent commercial core of White 

Rock; and 
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• 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: 
 
• 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; 
 

• 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\06data\april-june\05091429.lg.doc 
RB 5/15/06 11:09 AM 



 
- 9 - 

 
 

 

 



 

 

Appendix 1 
 

Semiahmoo Town Centre Boundaries 
 

 
 
 
 



 

 
 

Appendix 2 

 

 

 Corporate NO:  R235 

 Report COUNCIL DATE:  Oct. 17/05 

 
 
 
 
 
 

 
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. 
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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: 
 
• 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. 

 
• 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. 
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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; 
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• A successful community shopping area requires a continuous façade 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 
 
• Adequate on-street parking could also contribute to the success of commercial 

tenants; 
 

• 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: 
 
• A summary of the results of the Phase 1 work; 
 
• A set of preliminary draft principles that are proposed to guide the planning work of 

Phase 2; 
 
• 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 
 
• 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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 Report COUNCIL DATE:  July 5/04 

 
 
 
 
 
 

 
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 



 
- 2 - 

 
 

 

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 II.  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 accommodate 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: 
 
• 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; 

 
• 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 

 
• 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 I. 

 
 

Original signed by 
 

Murray Dinwoodie 
General Manager 
Planning and Development  

 
WW/kms/saw 
 
Attachments: 
Appendix I – Terms of Reference 
Appendix II – Map of Semiahmoo Town Centre Study Area (without attachment) 
 
 
 
 



 

 

Appendix I 
 

TERMS OF REFERENCE 
 

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

 
June 2004 

 
A. 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. 
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B. 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; 

 
2. To investigate creative options and, based on an evaluation of the options, to 

formulate a revised land use plan for the Town Centre; 
 
3. 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; 

 
4. 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; 

 
5. To use the planning process to identify development and design strategies, policy 

actions and other mechanisms for achieving the desired objectives; 
 
6. 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; 

 
7. 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.); 

 
8. 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 

 
9. To ensure an appropriate land use and design transition between the Town Centre 

and the surrounding residential neighbourhoods. 
 
C. 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 II).  The 
review will also include an examination of lands at the edge of these designations toward 
ensuring appropriate land use transitions. 
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D. 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; 

 
2. 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 

 
3. 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 II 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; 
 
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 
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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. 

 
E. DELIVERABLES 
 

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

1. A Phase I 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, 
 
− A revised 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; 
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− Pedestrian linkage system; 
 
− Vehicle circulation system; 
 
− Open space and public realm system and hierarchy; and 
 
− Hierarchy of land use and density precincts. 

 
F. 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 I is expected to take 
approximately three to four months to complete, after which Phase II, including a land 
use plan review (including a circulation/transportation analysis), urban design review and 
servicing and financing review would occur into early 2005. 

 
G. 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 II.  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 
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