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RECOMMENDATION

The Planning and Development Department recommends that Council:

1.

Approve the Neighbourhood Concept Plan (the "NCP") for Anniedale-Tynehead as contained
in Appendix [;

Approve the amenity contributions specified in the NCP for supporting the development of
and for providing services, amenities and facilities for the Anniedale-Tynehead
neighbourhood;

Instruct the City Clerk to introduce the necessary by-law to amend Surrey Zoning

By-law, 1993, No. 12000 (the "Zoning By-law"), as documented in Appendix II, to include
amenity contributions for the Anniedale-Tynehead, based upon the density bonus concept;
and

Instruct the City Clerk to introduce the necessary by-law to amend the Surrey Land Use and
Development Application Fees Imposition By-law, 1993, No. 11631 (the "Fees Imposition
By-law"), as documented in Appendix III of this report, to require the payment of
additional application fees to allow for the recovery of the costs of preparing the NCP for
the Anniedale-Tynehead area.

PURPOSE

The purpose of this report is to advise Council about and obtain Council approval for the:

complete and final NCP for the Anniedale-Tynehead area;
adjustments made to the approved Stage 1 Land Use Plan for Anniedale-Tynehead; and

funding mechanisms for amenities proposed for the Anniedale-Tynehead NCP area and the
associated Zoning By-law amendment.



A report, under separate cover, from the Engineering Department describes the servicing and
infrastructure funding arrangements associated with the development concept contained in this
report.

BACKGROUND

The Anniedale-Tynehead NCP area is bounded by Highway 1 to the north, 168 Street to the west,
Harvie Road to the east and lands in the Agricultural Land Reserve ("ALR") to the south. It
contains about 374 individual properties and includes an area of 408 hectares (1,008 acres) of
land. The entire NCP area is currently designated Suburban in Surrey's Official Community Plan
("OCP"), and the majority of properties in the area are zoned One-Acre Residential (RA).

In March 2009, Council considered Corporate Report No. Ro34 and authorized staff to prepare a
Terms of Reference for the preparation of an NCP for the Anniedale-Tynehead NCP. To initiate
the planning process, a public open house was held on May 11, 2009 and a Citizen's Advisory
Committee ("CAC") was formed.

With input from the CAC and agencies such as Translink, Ministry of Transportation &
Infrastructure (MoTI), Fortis BC, BC Hydro, Ministry of Agriculture and Lands, and the Surrey
School District, two draft land use options were developed and, subsequently, presented at a
public open house on November 25, 2009. Based, in part, on input from the open house, a
preferred land use option was developed and subsequently presented at another public open
house held on June 9, 2010.

On October 4, 2010, Council considered Corporate Report No. R212 and approved the Stage 1 Land
Use Plan for the Anniedale-Tynehead NCP (Appendix IV) and authorized staff to proceed with
the Stage 2 detailed planning and engineering work for the NCP.

On October 5, 2011 an open house was held to present the draft Stage 2 Land Use Plan and the
engineering, financing and phasing strategy for the NCP.

DISCUSSION
Overview of the Proposed Stage 2 Land Use Concept Plan

The proposed Stage 2 Land Use Concept Plan (attached as Appendix V) features a mix of land
uses, including a range of residential housing densities, commercial uses and related plaza areas,
industrial uses and business park areas, a community centre, neighbourhood parks, trail and
pathway networks, riparian areas and a site for each of three elementary schools.

A wide range of residential densities are proposed in the plan, ranging from apartments and
townhouses to single-family dwellings. The highest densities are located in the northern portion
of the plan, close to future transit routes along 96 Avenue and 94A- Avenue (Ridgeline Drive).
The residential densities decrease moving southward towards the ALR and westward toward the
Serpentine River. Cluster Housing designations have been proposed in key areas of the plan to
allow for the retention of valuable tree stands and wildlife connectivity.
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Three neighbourhood commercial areas are proposed in the NCP. These commercial areas are
located at:

e 96 Avenue and 168 Street;
e 180 Street and 93A- Avenue; and
e 184 Street and 92 Avenue.

The commercial area at 96 Avenue and 168 Street will incorporate heritage aspects into the
development. All three commercial areas will include a public plaza, public seating, public art
features, and a central open space to accommodate public gatherings or farmer's markets.

A large scale, regional shopping centre is proposed on the south side of 96 Avenue, to the west of
Highway 15. This designation was proposed at this location because the site has good visibility
from Highway 15 and Golden Ears Way. This commercial centre will include public gathering and
amenity spaces at key locations in the development as well as a "main street" commercial area
within the site. Specifics of the design requirements are outlined in the Design and Development
Guidelines contained in Section 1, Part 3 of the NCP Document (Appendix I).

A community centre is proposed along 93 A- Avenue (Ridgeline Drive) to the west of 180 Street.
Situated along a street with future high-density residential uses, a future bus route, and planned
commercial and live/work areas, this community centre will be at the heart of the community.

Seven neighbourhood parks and one community park are proposed to provide residents with
recreational areas that offer both active and natural recreational space. The community park,
located at 184 Street and 92 Avenue, will provide playing fields, a water park, a playground, a dog
off leash area and a youth park, all connected by trails and greenways. Detailed planning of this
park and other neighbourhood parks in the NCP will be subject to consultation with the future
residents of the NCP.

The NCP trail network, having a length of over g kilometres in the NCP, connects three existing
trail systems outside the plan area, the Tynehead Perimeter Trail, the Green Timbers Greenway,
and the Golden Ears Greenway. The NCP trail system will accommodate a range of users, provide
seating areas, include signage and trail markers at key points, and offer significant views out to
the ALR to the south.

A major riparian area is located along the Serpentine River on the westerly side of the plan area.
Other riparian areas are located in three park areas, and cluster residential areas.

Three separate elementary school sites are proposed in the plan area. These sites have been co-
located with neighbourhood parks and in one case the community centre to allow for the sharing
of amenities.

Entrance features are planned in three areas of the plan. One will be located at 172 Street and
96 Avenue to mark the entrance into Tynehead Park, another at 176 Street and 96 Avenue at an
entrance into the northern end of neighbourhood, and the third feature at 184 Street and

9o Avenue will be at the southern entrance into the community park.
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The overall street system of the plan is based on a grid pattern to promote connectivity for
pedestrians, cyclists, and automobiles. Two overpasses, one across Golden Ears Way and one
across Highway 15, are proposed to provide east-west connectivity across the plan area, and to
maintain efficient regional traffic movement along each of Golden Ears Way and Highway 15.

A series of drainage ponds are located along the southern and northern boundaries of the plan
area. These ponds will also serve as an amenity for the community.

Consultation Components

An integrated, multi-stakeholder approach to the planning process was used to arrive at the
preferred development concept and the Stage 1 Land Use Concept, which formed the basis for the
Stage 2 Land Use Concept Plan. The following consultative initiatives were used:

The Anniedale-Tynehead Citizen Advisory Committee

A CAC was established early in the NCP planning process. The goal of the CAC was to bring local
knowledge and community concerns to the planning process and to involve residents in
addressing these concerns.

The CAC included 13 property owners (or representatives of property owners) and two association
members within the plan area, along with representatives of the surrounding neighbourhoods.
The CAC met monthly through Stage 1 of the planning process to provide input into the
development of the Land Use Concept, and at key points during Stage 2 as Engineering servicing
and financing strategies were being developed.

Public Meetings

Public meetings/open houses were held at key milestones during the NCP plan process to provide
opportunities for interested parties to comment on the preferred development concept and
utilities and transportation infrastructure.

Interagency Meetings

Meetings with external agencies were held throughout the planning process. Representatives
from Translink, MoTI, Ministry of Agriculture & Lands, BC Hydro, Fortis BC, and the Surrey
School District participated in these meetings.

Meetings with Committees of Council

The plan was also presented to various Committees of Council, including the Environmental
Advisory Committee, Agricultural Advisory Committee, and the Heritage Advisory Commission.
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Modifications to the Stage 1 Land Use Concept Plan

While the proposed Stage 2 Land Use Plan is similar to the approved Stage 1 Land Use Concept
Plan, a few key changes have been incorporated into the Stage 2 Plan. A number of outstanding
issues were to be resolved prior to Stage 2 completion; some of these issues involved
modifications to the Stage 1 Land Use Plan.

The major changes between the Stage 1 Land Use Plan (Appendix IV) and the proposed final
Stage 2 Land Use Plan (Appendix V) are described below. The area identified in the heading of
each of the following sections in this report is highlighted in the attached plans.

Transportation Changes (Appendix VI)

Key changes to the transportation elements of the plan relate to the reduction in the size of the
footprint for the future interchange at Golden Ears Way and Highway 15 and a re-alignment of
Lakiotis Ridge Drive.

Reduction in the Footprint for the Interchange

The transportation work completed as part of the Stage 1 planning process established the need
for a future grade-separated interchange at Highway 15 and Golden Ears Way and proposed a
general design based on previous design work. The engineering work completed as part of the
Stage 2 planning process examined design options for the proposed interchange in detail. This
review established that the ramp radii could be reduced, which has resulted in a reduction in the
area of land required for the proposed interchange in comparison to the Stage 1 land area
estimation (Area "A" on Appendix VI).

Re-alignment of Lakiotis Ridge Drive

The alignment of Lakiotis Ridge Drive (9oA Avenue) has been adjusted to improve the future road
grades and to allow for the elimination of a pump station at 180 Street. The new road alignment
(Area "B" on Appendix VI), follows the contour line along the southern slope and allows for
reduced steepness in road grades in comparison to the previous alignment that was proposed in
the Stage 1 Land Use Concept.'

The new location of the road allows a sanitary pump station to be situated at a lower elevation
than the Stage 1 Plan proposed. This change in elevation allows expansion of the sanitary
catchment, which removes the need for a second pump station at 180 Street.

Additional Park and Community Centre Location (Appendix VII)
Community Centre on -Avenue

The Stage 1 Plan showed an approximate area for a future community centre for the Anniedale-
Tynehead neighbourhood. The analysis shows that a facility size with a floor area of
approximately 1,860 square metres (20,000 square feet) is appropriate and that a one-hectare
(2.5-acre) site is needed to accommodate such a facility. Collocating the community centre with a
school site allows opportunity for shared parking and other amenities.



The location of the Community Centre is illustrated on the Stage 2 Land Use Plan (Area "C" on
Appendix VII).

Pocket Park at 173A- Street south of g6 Avenue

An additional playground site has been added to the plan at 173A- Street, south of 96 Avenue
(Area "D" on Appendix VII).

This site is ideal for a pocket park for the following reasons:

e it isadjacent to a site with a creek, which enhances wildlife connectivity between Tynehead
Park and the Serpentine River;

e it is centrally located and within walking distance of the high residential densities;

e it will connect with the planned greenway along the northerly side of the property; and

e itis not heavily treed and is fairly flat, thus allowing for a playground and other programming
without significant loss of existing trees.

Industrial Land Use Changes (Appendix VIII)

The Stage 1 Plan showed the northern side of the plan as an "Industrial Designation” due to its
close proximity to Highway 1, Golden Ears Way and Highway 15. Business Park uses were
considered; however, there was concern that increasing the land-use intensity in this area, which
is bordered by Highway 1, Highway 15, and Golden Ears Way (the "triangle", shown as Area "E" on
Appendix VIII) would not be supportable due to the limited means of access to the area from the
surrounding major roads and the potential impact on the efficient flow of local and regional
traffic on these roads.

The access in-and-out of the triangle area is very limited. There is currently one intersection at
180 Street and Golden Ears Way, and there is a planned access point to the east of 182 Street.
With access only at these locations, higher intensity land use, such as Business Park or
Commercial, generate higher traffic volumes that exceed the capacity at the access points to the
area from Golden Ears Way and the 180 Street intersection. As a result, the land uses within the
triangle are designated "Industrial".

The land outside of the triangle (Area "F" on Appendix VIII) that was designated in the Stage 1
plan as "Industrial” has been changed to a "Business Park" designation in view of its location and
available access.

Neighbourhood Commercial Area Change (Appendix IX)

The Neighbourhood Commercial centre proposed at 168 Street and 96 Avenue has been increased
in area (Area "G" on Appendix IX) to allow for improved development potential on the site.

The Tynehead Community Hall is currently located on a property near the southeast corner of
168 Street and 96 Avenue. The Hall is listed on the Surrey Heritage Register and protected by a
Heritage Designation By-law. Redevelopment of that site would require that the heritage building
be incorporated into the overall site plan. However, the small area of the site poses challenges for
effective traffic circulation and required parking for commercial development. As a result, the
adjacent site to the east has been included in this Neighbourhood Commercial centre.



School Size Adjustments (as shown on Appendix X)

New full-day Kindergarten, Early Childhood Development requirements and Neighbourhood
Learning Centre requirements, as prescribed by the Ministry of Education, have dictated' the need
for additional land area for each of the future school sites in the plan area. The school sites in the
plan area have been adjusted in this regard. Each of the future school sites has been increased in
area from 2 hectares (5 acres) to 3 hectares (7.5 acres). Appendix X highlights the revised future
school site areas shown as Areas "H, [ and J".

Residential Land Use Changes (as shown on Appendix XI)

Cluster Residential 4-6 upa

The land along the Serpentine River was designated as "residential two units per acre" in the Stage
1 Plan. Most of this land is located within the 200-year floodplain of the River and is not
protected by a dyke. Up to five metres of fill is required in some locations to allow re-
development. A concern was identified that such large fill amounts could negatively impact the
Serpentine River.

During Stage 2, further analysis of fill requirements was conducted to assess if increased density
could be supported in this area. The analysis showed that the lands to the east of the River were
situated at higher elevations (Area "K" on Appendix XI) than the lands to the west of the River. In
addition, the most easterly portions of this land area (close to Bothwell Drive) are above the
floodplain elevation. Consequently, the lands to the east require less fill to accommodate future
development. In response, densities for properties to the east of the Serpentine River have been
increased from two units per acre to 4 to 6 units per acre. Lots on the west side of Serpentine
River will need larger amounts of fill to establish elevations above the floodplain level; therefore,
they are not suitable for increased density.

Special Residential 15-25 upa

To strengthen the character of the "main street” theme along 93 Avenue (Ridgeline Drive), a
"Special Residential" designation has been added to the townhouse designation (Area "L" on
Appendix XI). Other uses along this street include a future recreation centre, high-density
apartments, townhouses, and a neighbourhood commercial centre.

The Special Residential is intended to allow 30% of the floor area at the street level to be
converted to small-scale retail and office uses in a live-work environment. This type of use will
allow opportunity for small business, small office and service uses. These kinds of uses will
contribute to a "main street" feel and a strong neighbourhood heart.

Placemaking and Neighbourhood Identity

During the Stage 1 Plan process, the concept of placemaking was incorporated into the NCP by
means of several approaches. The land use plan identified areas for plazas and public gathering
spaces; heritage buildings were identified, including strategies for preservation and
commemoration; and areas with views of the agricultural lowlands to the south and the
mountains to the north were identified. Placemaking elements were further refined during the
Stage 2 planning process.



View Opportunities

One of the most unique assets in the plan area is the views of the natural environment, including
the mountain range to the north, the treed escarpment on the south side of the plan area, and
views of the low land agricultural areas to the south. Specific view corridors and view sheds have
been defined and are shown in Appendix XII.

Protecting and highlighting these views will ensure the unique neighbourhood identity is not lost
through redevelopment. To protect the treed escarpment area, specific hillside development
requirements have established and are outlined in Part 4 Escarpment Development Guidelines of
Appendix L.

Place Names

To reinforce the unique identity of the Anniedale-Tynehead neighbourhood, staff may
recommend naming certain streets in the plan area, rather than following the standard street
numbering. In particular, streets that offer scenic views or have a curving or discontinuous
alignment are proposed candidates for naming. At this time, an overall street naming process has
not been conducted, but the NCP document (Appendix I) includes a map showing potential street
names for the NCP area. Staff will be developing policy regarding street naming conventions,
which will inform the final selection of street names for Council’s consideration 1.

Urban Design

Further work has been completed through Stage 2 to incorporate the natural and built history
into the future development of the Anniedale-Tynehead area by means of a well-developed set of
Urban Design Guidelines. For example, archives showing early settlement in the area identified
several sawmills that were located in the plan area. Specifically, the Tynehead Lumber Company
and Rideout Sawmill were located on sites that are now designated for future commercial
development west of Highway 15.

To build on this historical aspect, and to give the future redevelopment a strong sense of identity,
a sawmill and lumber theme will be incorporated into design elements for these commercial
areas. Examples of architecture and public realm treatments that incorporate this kind of theme
are shown in Appendix XIII.

Land Consolidation

Within the plan area, there are a number of smaller acreage parcels and irregularly shaped lots.
In several areas, lot consolidation will be required to ensure efficient development of properties.

These land consolidation opportunities will, in most circumstances, be determined on a
case-by-case basis at development application stage. In some cases, however, consolidation
requirements have been identified in the Land Use Plan to avoid creating remnant pieces that
would not be developable on their own.

Land consolidation areas have been identified to inform developers of the consolidation
requirement, to ensure compatibility and feasible development areas, and to achieve an equitable
distribution of road dedication and construction costs across properties. These areas have been
identified in Section 1, Part 4 of the NCP document (Appendix I).



Land Use Statistics

The following section summarizes the amount of land allocated within the Stage 2 Land Use Plan
for each of the different land uses. Also provided is the estimated number of dwelling units, the
population of the area and the potential commercial floor area at build out of the land use plan. A
table summarizing the land use statistics is documented in Appendix XIV.

Residential

The Stage 2 Land Use Plan provides for 164 hectares (404 acres) of Residential-designated land.
The Land Use Plan anticipates between 5,000 dwelling units and 8,000 dwelling units at build
out. Based on an average ratio of 2.8 persons per dwelling unit, the build-out population of
Anniedale-Tynehead heights will be between 13,887 and 22,108.

Commercial

The Land Use Plan allocates a total of 16 hectares (40 acres) to for Commercial development. At
build-out, commercial floor area is estimated at approximately 18,580 square metres (200,000
square feet), based on a floor area ratio varying between 0.3 to 0.6, based on the specifics of each
area designated as "Commercial” in the Land Use Plan.

Industrial and Business Park

Land proposed as "Industrial” comprises 32 hectares (78 acres) and those proposed as "Business
Park” include an area of 16 hectares (39 acres).

Institutional Uses and Schools

The land designated for institutional uses, such as schools, total 9.7 hectares (24 acres).

Parks and Open Space

Parks, greenways and riparian areas occupy 58 hectares (143 acres) of land within the plan area.
Amenity Requirements

In accordance with City policy, to address the amenity needs of the proposed new development in
Anniedale-Tynehead, all development proposals at the time of rezoning or building permit
issuance will be required to make a monetary contribution toward the provision of new police,
fire protection and library services and toward the development of the parks, open spaces and
pathways.

The monetary contributions toward police, fire and library materials will offset the capital costs of
providing these services to the new development and are applied on a standardized basis in all of
Surrey's NCP areas. The monetary contributions toward parks, open spaces and pathway
development are based upon an estimate of the capital costs of these improvements for this
particular NCP area. The total cost is divided by the anticipated number of dwelling units and
acreages in the case of non-residential development to ensure an equitable contribution
arrangement.
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Parkland Development

The Anniedale-Tynehead community will contain six neighbourhood park sites, and several
riparian areas and trails. The open space areas include the Lakiotis Ridge Trail, Green Timber
Greenway, and a proposed trail along the Serpentine River.

Entrance features are planned in three areas of the plan. One will be located at 172 Street and
96 Avenue to mark the entrance into Tynehead Park, another at 176 Street and 96 Avenue as an
entrance into the northern end of the neighbourhood, the third feature at 184 Street and 9o
Avenue as the southern entrance into the community park.

The estimated cost of developing park and related amenities in the future Anniedale-Tynehead
community is approximately $8,416,931.00. This results in a contribution of $1,294.91 (in 2012
dollars) per dwelling unit.

Library and Library Materials

A study of library requirements in Surrey's new neighbourhoods has established that a
contribution of $141.15 (in 2012 dollars) per dwelling unit (non-residential development is exempt)
is necessary to cover the capital costs for library materials and services, which are sensitive to
population growth. As such, a total of approximately $917,475.00 will be collected from
Anniedale-Tynehead towards materials such as books, computers and CDs for libraries that will
serve the area.

Fire and Police Protection

Future development in this neighbourhood will drive the need to upgrade existing fire and police
protection facilities. A study of fire protection requirements in Surrey's new neighbourhoods has
established that a contribution of $271.01 per dwelling unit and $1,084.07 per acre of non-
residential development (in 2012 dollars) will cover the capital costs for fire protection. A
contribution of $62.74 per dwelling unit and $250.90 per acre of non-residential development (in
2012 dollars) will cover the capital costs for police protection. This will result in a total capital
contribution from Anniedale-Tynehead of approximately $2,032,582.50 toward fire protection and
$470,535.00 toward police protection.
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Summary of Funding Arrangements

A summary of the applicable amenity contributions (per dwelling unit or hectare/acre depending
on land use) and the estimated revenue that will be generated from the Anniedale-Tynehead NCP
area are documented in the following table:

ANNIEDALE-TYNEHEAD NEIGHBOURHOOD CONCEPT PLAN

AMENITY CONTRIBUTIONS
Per Unit Contribution | Per Acre Contribution | Anticipated
All Residential All Non-Residential Total
Approx. 6500 dwelling Approx. 250 acres Revenue at
units (@ base (101 ha.) Build Out
densities) )
Police Protection $62.74 per dwelling $250.90 per acre $470,535.00

Fire Protection

$271.01 per dwelling

$1,084.07 per acre

$2,032,582.50

Development of

Park/Pathways and $1,294.91 per dwelling n/a| $8,416,915.00
Placemaking Features

Library Materials $141.15 per dwelling n/a $917,475.00
Total Contribution (per .

unit or per acre) $1,769.81 per dwelling $1,334.97 per acre

Anticipated Total Revenue $11,837,507.50

The above-noted "per unit" amenity contributions are derived from estimated base densities in
each of the residential designations, which have been translated into a number of anticipated
dwelling units (excluding any coach houses and secondary suites) (Part g of Appendix I). The
estimated costs of the various amenities are distributed evenly to each dwelling unit. Therefore, if
the number of dwelling units in a proposed development is lower than that anticipated by the
NCP, the applicant will be expected to "top up" the amenity fees based on the number of the
dwelling units used to calculate the amenity charge to ensure that there is no shortfall in the
funding for the proposed amenities.

Implementation of the NCP

OCP Amendments

The entire area covered by the Anniedale-Tynehead NCP is currently designated Suburban in the

OCP. Although the NCP Land Use Plan anticipates changes to the OCP designations in

Anniedale-Tynehead, the determination of the precise boundaries of these changes cannot be
established until a detailed survey plan is presented at the time of development application
review. It is, therefore, recommended that any necessary changes to the OCP designations in the
Anniedale-Tynehead area proceed concurrently with site specific rezoning applications as has
been the City's normal practice in other areas of the City for which NCPs have been approved.
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Design Guidelines

In the case of single-family residential developments, the Design Guidelines will be implemented
through the process of reviewing and approving subdivision plans and in developing and
approving building schemes for each such subdivision. In the case of row houses, town houses,
other multiple unit residential developments, and in commercial and industrial developments,
the Design Guidelines will be implemented through the process of reviewing and approving the
related Development Permit at the time of development application review and approval.

Zoning By-law Amendment

To enact the amenity contribution requirements as referenced above, the Zoning By-law will need
to be amended to add Anniedale-Tynehead to the list of NCPs within which monetary
contributions are required. The proposed amendments to Schedule G of the Zoning By-law to
incorporate the amenity fees for the Anniedale-Tynehead NCP area are documented in

Appendix II.

Recovery of NCP Preparation Costs

Several consultants were retained to assist with the preparation of the Anniedale-Tynehead NCP.
The cost of the Engineering and Environmental consultant services to the City was $648,480.00.
It is recommended that the Fee Imposition By-law be amended to provide for the recovery of
these NCP preparation costs through the payment of application surcharge fees.

The surcharge fee per unit will be based on the anticipated 6500 units at the mid-range density,
and will result in a per unit fee of $86.46. Should the actual number of proposed units fall below
the number anticipated on any particular site; the applicant will be required to make up the
shortfall in the surcharge fee to ensure the City's NCP preparation costs are fully recovered. For
non-residential development, similar to other NCPs, the equivalent application surcharge fee will
be based on the lot area at a rate of 10 units per hectare (4 units per acre).

The proposed amendments to Schedule 8 of the Fee Imposition By-law to require the payment of
additional application "surcharge” fees to recover the costs of preparing the NCP for
Anniedale-Tynehead NCP are documented in Appendix III.

CONCLUSION

A City project team, assisted by consultants and in consultation with property owners,
government agencies, utility companies, representatives of the land development industry and
the public, has prepared an NCP, including a land use plan and engineering/funding/phasing
strategy, for the Anniedale-Tynehead neighbourhood.

The NCP is consistent with the policy framework identified in Surrey's OCP. Strategies have been
identified for funding various amenities required for the neighbourhood. Subject to Council's
concurrence with the related servicing and financing report from the Engineering Department,
and based on the above discussion, it is recommended that Council:
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e Approve the NCP for the Anniedale-Tynehead neighbourhood as contained in Appendix [;

e Approve the amenity contributions specified in the NCP for managing the development of
and for providing services, amenities and facilities for the Anniedale-Tynehead
neighbourhood;

o Instruct the City Clerk to introduce the necessary by-law to amend the Zoning By-law, as
documented in Appendix II, to include amenity contributions for the Anniedale-Tynehead
neighbourhood, based upon the density-bonus concept; and

e Instruct the City Clerk to introduce the necessary by-law to amend the Fees Imposition
By-law, as documented in Appendix III of this report, to require the payment of additional
application fees to allow the City to recover the costs of preparing the NCP for the
Anniedale-Tynehead area.

Original signed by
Jean Lamontagne
General Manager
Planning and Development

PH:saw
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“Neighbourhood Concept Plan (NCP)
land use densities, design guidelines,
servicing requirements, transportation
designs, parks, and amenity contributions,
introduce new requirements at time of
development application, along with the
provisions for increased neighbourhood,
service amenities and development
potential.”

REPORT STRUCTURE

This report provides a comprehensive set of plans, policies, designs and regulations to guide future
growth and re-development in the Anniedale-Tynehead area of Surrey. The plan is divided into two
sections and ten parts:

PART 1: The Introduction puts the overall plan into context, providing background
information on the plan area, previous related studies, study process, opportunities
and constraints of the area, and the various public consultation approaches used to
identify issues important to the area and stakeholders.

PART 2: The Neighbourhood Concept Plan Objectives are prepared to provide a framework
to the future land use, consisting of Neighbourhood planning principles and
sustainable policies to guide development and redevelopment of all properties
within the Anniedale-Tynehead community. The plan will provide a guide for the
next thirty plus years of growth in the area, and will be subject to amendments and
review as needed.

PART 3: The Land Use and Design includes general land use intent as well as proposed
permitted and restricted uses in an area (e.g., public road use, commercial areas,
buffers, etc) and selective guiding principles associated with each land uses type. In
addition, design criteria that are expected from all developers and builders in
planning, designing and constructing new development or projects in Anniedale-
Tynehead are also provided. Developers and/or builders will be required to formally
demonstrate, through the submission of secondary plan, block plan, subdivision or
site plan-specific design documents, how the Design and Development Guidelines are
being met, and focus on unique attributes or planned 'character' elements that will
heighten the overall design of the plan, and/or site.

PART 4: The Development Guidelines includes Land Consolidation Strategy, Environmental
Management, Cluster Housing, ALR Edge Guidelines and Heritage Policies.



PART s5:

PART 6:

PART 7:

PART 8:

PART o:

PART 10:

The Transportation Infrastructure, Policy, and development overview and
Requirements are contained in the fifth part.

The Sanitary Sewers Infrastructure, Policy and development overview and
requirements are contained in the sixth part.

The Storm Water Infrastructure, Policy and development overview and requirements
are contained in the seventh part.

The Water Infrastructure, Policy and development overview and requirements are
contained in the eighth part.

The Community Amenity Contributions, External Utility Agency Comments and
Implementation strategy is contained in the ninth part.

The Financing Strategy for the Anniedale-Tynehead Neighbourhood Concept Plan is
contained in the tenth part.



SECTIO

PLANNING AND
DEVELOPMENT

Introduction
Neighbourhood Concept Plan Objectives

Land Use and Design
Development Guidelines




SECTION 1: PLANNING AND DEVELOPMENT

A neighbourhood concept plan is a policy and planning document,
endorsed by Surrey City Council, to be considered with future
amendments of the Official Community Plan (OCP) , Zoning Bylaw
and other development Bylaws. The neighbourhood plan is
different than the OCP as it does not have bylaw status, but
specifically outlines a vision and direction for future urban
neighbourhoods with greater detail on:

= Land use Policies and Objectives

=  Circulation of Transportation network

= Parks and Open Space

® Infrastructure, Amenities and Utility Servicing
=  Environmental Protection and Enhancement

In turn, NCPs inform and guide what happens in the planning area
with respect to future:

=  OCP land use amendments;
= Zoning and rezoning;
= Development permit areas and development

guidelines;
=  Subdivision and Development;
\ = Urban Design and Development.

The Design and Development Guidelines provide design criteria that
are expected from all developers and builders in planning, designing
and constructing new development or projects in Anniedale-
Tynehead. In addition, developers and/or builders will be required
to formally demonstrate, through the submission of secondary

plan, block plan, subdivision or site plan-specific design documents,
how the design and Development Guidelines are being met, and
focus on unique attributes or planned 'character' elements that will
heighten the overall design of the plan, and/or site.
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SECTION 1: PLANNING AND DEVELOPMENT

Anniedale-Tynehead N CP Boundaries

Plan Area Location and Major Highway Locations

Suburban Landsin the OCP

PART 1: INTRODUCTION

1.0 PLAN AREA INTRODUCTION AND CONTEXT

The Neighbourhood Concept plan area covers approximately 408
hectares (1008 acres) of North East Surrey. The NCP area is
generally bounded by Highway 1 and 96 Avenue to the north and
168 Street to the west. The southern boundary is marked

: generally by the Agricultural Land Reserve (ALR) between 168 and

184 Streets and an approximate alignment with 90 Avenue jogging
northward from 184 Street to Harvie Road. The eastern

~ boundary is marked by Harvie Road’s termination at Highway 1.

There are approximately 374 individual properties in this NCP
area. The current zoning is predominantly One-Acre Residential
Zone (RA), and General Agriculture Zone (A-1).

In this part of South Port Kells, four provincial or regional
highways come together, making it an area that is unlike any
other in the Lower Mainland. The Golden Ears Bridge (GEB)
Connector Road, a responsibility of the Greater Vancouver
Transportation Authority (TransLink) traverses the area south of
96 Avenue. Under the Ministry of Transportation’s Gateway
Program, Highway 1 will be widened and Highway 15 has been
improved between 88 Avenue and Highway 1. A connection to
the South Fraser Perimeter Road will be provided on the north
side of Highway 1, outside of the plan area.

The entire NCP area is designated Suburban in the City of Surrey’s
Official Community Plan. This designation provides for a
maximum residential density of one unit per acre. The OCP also
states that for Suburban designated lands indicated as having
potential for urban, commercial, business or industrial
development, the minimum lot area for subdivision is 0.8 hectare
(2 acres).
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SECTION 1: PLANNING AND DEVELOPMENT INTRODUCTION

1.1 PLANNING BACKGROUND AND INFORMATION

On June 13, 2005, Council approved the South Port Kells General

Land Use Plan (GLUP) as the basis for preparing future NCPs. The
South Port Kells GLUP was then further divided into three distinct
neighbourhoods (Anniedale, Port Kells, and Tynehead).

The Anniedale neighbourhood was further divided into two parts,
Anniedale Area “A” and Anniedale Area “B” to advance planning
for the area that was most significantly impacted by new highway
construction. However, as the NCP process progressed, it became
evident that the high cost of servicing as well as the uncertainty of
access points from the Provincial and Regional transportation
works would impact the ability to complete an NCP.

South Port Kells General Land Use Plan As a result, on April 19th, 2007 Council directed staff to suspend
additional work on the Anniedale “A” NCP and instead requested
staff to commence a planning process for an NCP for the
combined Anniedale “A” and “B” area, once major transportation
issues had been resolved (2007 Corporate Report R088).

By late 2008 the Ministry of Transportation had advanced work on
the design of the Highway 1 widening. City staff worked with the
Ministry in reviewing various options, and draft plans and models
related to the design of the intersection of Highway 15 and the
Golden Ears Connector, and the design of a 192 Street partial
interchange with Highway One.

Support for proceeding with a combined Anniedale and Tynehead
was expressed through a petition signed by 125 individuals
representing 116 property owners, and received by Council on
Original Proposed Boundaries for South Fort Kells February 9, 2009. This petition requested that Council authorize
Neighbourhood Plans staff to initiate the groundwork for an Anniedale “A”, “B” and
Tynehead NCP.

On March 30, 2009, Council received Corporate Report No. R034
and authorized staff to prepare a Terms of Reference for the
Preparation of an NCP for Anniedale-Tynehead in South Port Kells.
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SECTION 1: PLANNING AND DEVELOPMENT

High Level
A

Policy Framework Overview

Community Development in Surrey is conducted and administered
within a series of plans, policies and by-laws. These include the
Metro Vancouver Regional Growth Strategy, Surrey Official
Community Plan, Secondary and Neighbourhood Concept Plans,
the Zoning By-law, as well as several other city bylaws and
provisional regulations.

Within the hierarchy of Plans, the Official Community Plan must
conform to the Metro Vancouver Regional Growth Strategy while
all the other Plans and By-Laws must conform to the Official
Community Plan. Like the Regional Growth Strategy and the
Official Community Plan, all other Plans within the hierarchy
generally address the physical, social and economic aspects of the
area for which they are prepared. (See Figure 1.0)

v

Comprehensive
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SECTION 1: PLANNING AND DEVELOPMENT PART 1: INTRODUCTION

FIGURE 1.0 - LAND USE PLANNING FRAMEWORK
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SECTION 1: PLANNING AND DEVELOPMENT

1.2 OPPORTUNITIES AND CONSTRAINTS

The NCP area has multiple opportunities as well as constraints including
transportation issues, high cost of servicing, agricultural land interface, and
green space management.

Opportunities for consideration include:

e Plan a new full movement interchange with Highway 1 and 192 Street to
improve access for employment land opportunities in the eastern
portion of the Anniedale area and reduce the amount of traffic at both
the existing Highway 1 and Highway 15 and 200 Street interchanges;

e Introduce new north-south arterial road connections to/from Anniedale
to improve the accessibility between the Clayton, and Cloverdale
neighbourhoods as well as the Campbell Heights employment lands;

e Create a continuous east-west and north-south internal local grid road
network to adhere to Transportation Strategic Plan objectives of
improving mobility choice which supports increased walking cycling and
transit use and re attractive and reduce short-cutting and circuitous
traffic patterns on Local Roads;

e Locate Industrial, Business park uses in close proximity to regional traffic
routes such as Highway 15, Highway 1, and Golden Ears Way;

e Highlight views into the Agricultural Land Reserve and viewscapes into
the plan area along the hillside;

e Incorporate the existing treed area along the hillside as a natural buffer
between agricultural and residential uses;

e Use density bonusing as an incentive to increase preservation of green
infrastructure in the plan area;

e Improve the wildlife connectivity through upgrading the Highway 1
wildlife underpass out of Anniedale and other wildlife corridors.

e Improve the health of the Serpentine River though a Riparian
Enhancement area to allow installation of back channelling works; and

e Create a strong sense of place and identity for the future development
by emphasizing the history and heritage of the area through the Urban
Design of Commercial and Industrial area, Heritage Revitalisation
agreements for significant sites, and commemoration and interpretation
opportunities where preservation is not to be considered.

Anniedale-Tynehead Neighbourhood Concept Plan, 2012 Page |n
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SECTION 1: PLANNING AND DEVELOPMENT : INTRODUCTION

Constraints and issues for consideration include:

e Direct access controls on routes under the jurisdiction of other
agencies would limit neighbourhood accessibility and potential
land use designation to and along major regional corridors,
including Golden Ears Way, Highway 1 and Highway 15;

e The at-grade signalized intersection of Golden Ears Way (GEW)
& Highway 15 would not support the anticipated long term
demands of both regional and neighbourhood traffic for typical
industry standards of delay and level of service without major
infrastructure improvements beyond those currently planned
by regional and provincial agencies;

e The additional north south arterial connections would
potential attract longer distance external and regional traffic,
particularly 180 Street through Anniedale if Golden Ears Way &
Highway 15 remains a congested at-grade intersection; and,

e The limited access to the Anniedale Triangle employment area
at Golden Ears Way and 180 Street and the limited connectivity
between the Anniedale and Tynehead neighbourhoods would
require grade separated overpasses of Golden Ears Way and
Highway 15, respectively, to support the development in the
NCP

e Major servicing work in order for development to occur,
including connection to water source at Cherry Hill, and
ultimately Fleetwood Reservoir, construction of five sanitary
pump stations, installation of eight stormwater detention
ponds to intercept increased run-off from development, and
construction of two overpasses along Highway 15, and one
over Anniedale Road.
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SECTION 1: PLANNING AND DEVELOPMENT : INTRODUCTION

1.3 PLANNING AND PUBLIC CONSULTATION PROCESS

The public consultation process involved meeting with several
stakeholder groups, City Advisory committee, governmental
agencies as well as area city representatives and residents.

An integrated, multi-stakeholder approach to the planning process
was used to arrive at the preferred development concept and the
Stage 1 Land Use Concept, which formed the basis for the Stage 2

Land Use Concept Plan. The following consultative initiatives used: .
Public Open House

The Anniedale-Tynehead Citizen Advisory Committee

A Citizen Advisory Committee (CAC) was established early in the
NCP planning process through a community representative
nomination and voting process. The goal of the CAC was to bring
local knowledge and community concerns to the planning process
and to involve residents in addressing the concerns. The CAC
consisted of thirteen property owners (or representatives of
property owners) and two association members within the plan
area and residents of the surrounding neighbourhoods, The
Committee met monthly through Stage 1 of the planning process to
provide input into the development of the Land Use Concept, and
at key points during Stage 2 as Engineering servicing and financing
strategies were being finalized.

Tynehead Hall - Location of CAC
meetings during NCP Process

Public Meetings

Public meetings/open houses were held at key milestones during
the NCP plan process to provide opportunities for interested parties
to comment on the preferred development concept and utilities
and transportation infrastructure.

Interagency Meetings

Meetings with external agencies were held throughout the planning
process. Representatives from Translink, MoTI, MAL, BC Hydro,
Fortis BC, and the Surrey School District took part in the meetings.

Meetings with Committees of Council Shannon Hall, Cloverdale - Location of
Public Meetings during NCP process

The plan was also presented to the various Committees of Council
including the Environmental Advisory Committee, Agricultural
Advisory Committee, the Development Advisory Committee, and
the Heritage Advisory Commission.
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SECTION 1: PLANNING AND DEVELOPMENT PART 2: NEIGHBOURHOOD CONCEPT PLAN

NEIGHBEOURHOOD

P ART <, CONCEPT PLAN

OBJECTIVES

2.0 Purpose of the Plan 2.1 Vision and Framework
2.2 Planning Principles 2.3 Sustainability Elements

2.4 Sustainable Planning Objectives
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SECTION 1: PLANNING AND DEVELOPMENT PART 2: NEIGHBOURHOOD CONCEPT PLAN

PART 2: NEIGHBOURHOOD CONCEPT PLAN OBIJECTIVES

2.0 PURPOSE OF THE PLAN

The purpose of this plan is to outline the desired future land uses in the
Anniedale-Tynehead Neighbourhood in the South Port Kells area of North
East Surrey. The Plan includes strategies for land use and development,
infrastructure servicing, transportation, heritage protection, ecosystem
preservation, tree protection and other related development issues.

Secondary Land Use Plans play a critical role in influencing the spatial
pattern, character and liveability of a developing community. The
distribution and density of land uses can determine, where people might
work, live, shop and play. It can influence building types and therefore
who might live in a community. The proximity of uses can determine
people’s travels needs. As a result, land use can significantly affect the
diversity, lifestyle, transportation needs and efficiency of a community. It
is perhaps the most significant factor is becoming a complete community.

The Neighbourhood Concept Plan provides an effective means of guiding
future development along with related policy, design guidelines and
strategy required for development. For example, it will enable
development applications to be reviewed against a Council-adopted land
use plan and set of policies specific to this area. Together, these elements
are intended to establish the foundation for the creation of a healthy and
sustainable neighbourhood.
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SECTION 1: PLANNING AND DEVELOPMENT

2.1 VISION AND FRAMEWORK

The Anniedale-Tynehead NCP land use concept is associated
with the South Port Kells General Land Use Plan, which
envisioned South Port Kells as a complete community with
local commercial nodes, a business area, a mix of residential
uses and densities, community facilities, schools, parks,
pathways, open space and protected areas. The guiding
principles for the development of the Anniedale-Tynehead
area were established in association with the visioning process
conducted during the initial General Land Use Plan process.

Vision

Anniedale-Tynehead is a unique, diverse, and thriving
complete community that complements its surroundings,
contributes to the healthy growth of Surrey, and builds on its
strategic location in the region. The Anniedale-Tynehead
community is a model of sustainable development that
integrates the natural environment, interconnects
neighbourhoods, provides a diversity of housing and
employment choice, and ensures a legacy of quality places.

PART 2: NEIGHBOURHOOD CONCEPT PLAN

[“The Anniedale-Tynehead
neighbourhood is a unique, diverse, and
thriving complete community that
complements its surroundings,
contributes to the healthy growth of
Surrey, and builds on its strategic
location in the region. Anniedale-
Tynehead community is a model of
sustainable development that integrates
the natural environment, interconnects
neighbourhoods, provides a diversity of
housing and employment choice, and
ensures a legacy of quality places.” |

Planning Vision

General Planning
Principles (5)

Theme Areas (A-G)

Guiding

Principles (22)

Anniedale-Tynehead Neighbourhood Concept Plan

Anniedale-Tynehead Neighbourhood Concept Plan, 2012

Page |16



SECTION 1: PLANNING AND DEVELOPMENT PART 2: NEIGHBOURHOOD CONCEPT PLAN

2.2 PLANNING PRINCIPLES

Derived from the Anniedale-Tynehead Community Vision
statement, the Anniedale-Tynehead Citizen’s Advisory Committee
(CAC) assisted in the creation of a set of Planning Principles and
Planning theme areas and Guiding Principles to develop the land
use plan for the NCP. These principles reflect overall sustainability
principles set out in the South Port Kells General Land Use Plan
and the City’s Sustainability Charter objectives.

ANNIEDALE-TYNEHEAD NCP — GENERAL PLANNING PRINCIPLES

1 The Anniedale-Tynehead NCP will be based on the three pillars of
SUSTAINABLE sustainability: Social, Economic and Environmental Sustainability.

The Plan will provide opportunities to Live, Work and Play. Anniedale-Tynehead
will be planned as a "complete community" with a range of housing types,
services, and employment and recreational opportunities.

3 While Anniedale-Tynehead will have a distinct community identity, each
neighbourhood should have its own recognizable character. It will be a

DisTINCT beautiful place to live.

Anniedale-Tynehead will have an abundance of open space, green corridors
and protected wildlife areas to allow the residents to enjoy passive and active
outdoor activities. Efforts will be made to preserve elements of the rural
ambiance which currently exists in Anniedale-Tynehead.

5 Anniedale-Tynehead will be a highly walkable community with an inter-
CONNECTED connected street network, pathways, cycle routes and greenway system.
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SECTION 1: PLANNING AND DEVELOPMENT PART 2: NEIGHBOURHOOD CONCEPT PLAN

Guiding Principles

Based on five General Planning Principles developed for the Plan, seven Planning Theme areas (A-G) were
identified that include 22 Guiding Principles for the development of the NCP. The Guiding Principles
developed for the Anniedale-Tynehead NCP are described in the table below and guide several land use
policy areas.

THEME AREA ANNIEDALE-TYNEHEAD - GUIDING PRINCIPLES

1. Retain significant environmental features including creeks, important vegetation

and Green Infrastructure (Ecosystem Hubs, Sites and Corridors):

i. Consider Park locations which incorporate protection of significant and/or
valuable ecosystems;
Parks, Open Space, ii. Minimize clear cutting vegetation and clearing lands during development
Recreational and and encourage the planting and replanting of trees;

Natural Areas iii. Encourage cluster development which enables density transference and

site specific design that responds to the area’s natural features.

2. Create parks and recreation opportunities that are interconnected, both active
and passive, which are accessible by residents of all ages and abilities on foot or
by bicycle.

1. Design roads that provide for efficient movement of goods and people while
sustaining the character or each neighbourhood.

2. Design road networks and establish land use which encourages effective public
Roads, transit service.
Transportation,
Pedestrian and
Bicycle Circulation

3. Create opportunities for pedestrians and bicycle movement linked with adjacent
community amenities. Daily needs should be within walking distance.

4. Provide buffers along major highways and limit regional through-traffic in
primarily residential areas.

1. Ensure the cost-efficient and adequate provisions for City services including
sewer, drainage, water, roads and utilities without placing a financial hardship
upon the City’s resources.

Infrastructure and 2. Ensure practices in the design of the drainage system, and the protection of
Servicing water quality and resources.

3. Recognize the interrelationship of the Anniedale-Tynehead area with adjacent
Town Centres in Surrey and Township of Langley, especially with respect to
commercial, institutional and transportation needs.

Anniedale-Tynehead Neighbourhood Concept Plan, 2012 Page |18



SECTION 1: PLANNING AND DEVELOPMENT

Sense of Place
D) and Identity

Residential
Lands:
E

Housing and
Housing Density

Employment
F Lands:
Commercial and
Industrial

PART 2: NEIGHBOURHOOD CONCEPT PLAN

. Locate commercial and mixed use development near neighbourhood amenities parks,

schools, and facilities to maximize neighbourhood gathering and ‘place making’
opportunities.

. Protect and maintain the natural beauty and distinctive heritage of the area by:

i. protecting view corridors and heritage building and sites;
ii. enhancing view opportunities along the south facing slope adjacent to the ALR;

. Capitalize on “Gateways” into the community at 176 Street and 96 Avenue through

the use of public art and other gateway features to identify the community.

. Provide a variety of housing types, densities and forms to accommodate a range of

lifestyle and housing choices for people across the spectrum of family type, age and
income levels.

. Protect the character and quality of life in existing and established residential areas

during development:
i. avoid piecemeal re-development;
ii. provide guidelines and implementation policies such as phasing plans, parcel
consolidation plans, and minimum redevelopment parcel sizes.

. Locate higher density residential development adjacent to commercial areas,

especially near centres and mix-use areas;

. Designate densities that make serving feasible while also respecting environmentally

sensitive and agricultural (ALR) edge transition areas.

. Provide local retail and shopping opportunities in village centre in each

neighbourhood to provide locally accessible neighbourhood services.

. Create opportunities for residents to work close to home by accommodating business

and industrial development in the Anniedale triangle and other business park lands.

. Create opportunities for smaller scaled, pedestrian oriented commercial spaces and

destinations where people can meet; such as cafes, coffee shops and corner stores,
during different parts of the day and into the evening.

. Recognize, protect and enhance the Agricultural Land Reserve (ALR) Boundary and its

interface by clustering development and density away from the ALR.

. Ensure the establishment and long term maintenance of effective buffers (fences,

planted landscaping, open spaces, natural vegetation), between urban development
areas and the ALR.

Anniedale-Tynehead Neighbourhood Concept Plan, 2012
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2.3 SUSTAINABILITY ELEMENTS

Sustainability principles and features have been incorporated into the
Anniedale-Tynehead NCP. The NCP framework provides for walkability
and inter-connection, places for community gathering and social
interaction, employment lands, diversity of housing form and tenure,
protection of biodiversity through riparian area protection, and low
impact development practices.

Sustainability addresses more than the simple effort to minimize energy
consumption, emphasize “green” construction practices, and create a
liveable community. These elements are described in more detail in the
Sustainable Planning Objectives section.

Land Use Objectives: The Sustainable planning objectives of the
Anniedale-Tynehead NCP build upon the South Port Kells GLUP visioning
framework and provide development policies with regard to the form and
character of future land uses, densities, and servicing requirements.

Planning objectives to build an outstanding neighbourhood that adds
value to the greater community includes the following ideals:

Housing Diversity: Diverse, flexible housing options are the cornerstone of
healthy, inclusive and sustainable communities. The plan will provide for a
range of housing types that support a diverse community, including all age
groups, income levels, abilities, and household types and sizes.

Housing types will include multiple-unit residential in the form of
apartments and townhouses as well as live-work residential housing. Fee-
simple lots include ground oriented row houses, single family homes on
small to medium sized lots, as well as larger sized lots. To allow for rental
suites, small-lot single family homes will be able to accommodate either a
secondary suite or coach house.

Residential designations will support both market and non-market housing
(social housing) options. This includes housing for people who require
supports in order to live and participate in the community; this includes
housing for seniors, people with disabilities, and people who are homeless
or at risk of homelessness.

Anniedale-Tynehead Neighbourhood Concept Plan, 2012 Page |20



SECTION 1: PLANNING AND DEVELOPMENT PART 2: NEIGHBOURHOOD CONCEPT PLAN

Access to Nature: Respect, conserve, and enhance the significant
and valued natural/ecosystem (Green Infrastructure Network GIN)
opportunity assets. Use innovative development approaches to
preserve treed escarpment areas.

Walkabilty & Connection: Provide an interconnected street and
path system to ensure that future community is walkable, healthy,
accessible and livable. Provide connection to parks, schools,
employment areas and community facilities.

Accessibility: Design neighbourhoods that are friendly and
responsive to unique needs of children, youth, seniors and those
with special needs.

Jobs Close to Home Provide opportunities for employment in the
plan area. Include a range of employment types including
opportunity for small scale live-work spaces.

Transit Supportive Development: Provide a minimum overall
residential density of 37 dwelling units per hectare (15 units per
acre) along future transit alignments. Situate commercial and
community services along planned transit routes.

Greenhouse Gas Emissions Reduction: Create a complete compact
community with higher development densities, a mix of land uses,
interconnected road systems, and options for multimodal
transportation modes to help reduce green house gas emissions
and future energy needs.
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Transportation Objectives

The City’s Transportation Strategic Plan was developed to
examine how the City can provide a transportation system that
caters to the mobility needs of all, including the movement of
goods and services associated with a successful economy as well
as reducing the existing over-reliance on the automobile and
increasing the number of walking, cycling and transit trips
throughout the City.

The Strategic Plan aims to promote a balanced transport system
that gives sustainable choices in the way we travel to, from and
within Surrey and which integrates with other policy areas
associated with the environment, health and safety, economic
well-being and land use. Transportation has a part to play in all
aspects of people’s lives and a good system responds to many and
varying needs and priorities. The Strategic Plan has taken a
holistic approach to transportation and has six guiding principles:

Effective And Efficient Network Management
More Travel Choice

Safer, Healthier Communities

Successful Local Economies

Protection of our Built and Natural Environment
Transportation Integration

ouhwneE

Emphasis is placed on providing a Transportation System that is
efficient, equitable, safe, and sustainable and that promotes
alternative and sustainable travel choices with a hierarchy for
consideration as follows;

Walking

Transit

Bicycles

Commercial Traffic and Trucks
High Occupancy Vehicles
Single Occupancy Vehicles

ok wnN R

The Walking Plan and soon to be completed Cycling Plan builds
upon the Transportation Strategic Plan’s recognition of the
importance of these two modes of transportation.

PART 2: NEIGHBOURHOOD CONCEPT PLAN
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Walking & Cycling

*»* Provide finer pedestrian/cycling network through a finer
grid road network and provide shortcuts within and
between developments to minimize walking & cycling
distances;

e Use utility corridors for off-street walking and cycling
routes;

+» Provide for jobs, shopping, services and schools all within
30 minutes by walking or cycling and preferably closer;

+* Maintain all arterial and collector roads to be “complete
streets” by proving pedestrian facilities through buffered
sidewalks and bike lanes;

+» Ensure development “addresses the street” to improve
pedestrian environment;

+» Encourage use of rear lanes to reduce pedestrian, cyclist
and vehicle conflicts at driveways on collector roads;;

+» Provide frequent crossings of streets in convenient
locations with shorter crossing distances using curb
extensions at intersections, and mid-block median
crossings with two-stage crossings on major roads,

«+ Provide end-of-trip facilities (bicycle parking, lockers,
showers, and benches);

¢+ Provide pedestrian/cyclist scale lighting.

Transit

% Provide a finer grid road network which supports
increased walking access to transit service;

+» Create a continuity of the highest population &
employment densities along transit routes to create high
density corridors;

+» Locate major activity nodes, anchors and destinations
where transit routes intersect;

+» Locate transit stops within 400m walking distance of the
major activity generators, destination, and highest density
corridors;

+»+» Co-ordinate transit investment with land use planning in

support of high density, mixed use and compact

development;

PART 2: NEIGHBOURHOOD CONCEPT PLAN
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Commercial Traffic & Trucks

7
°

Promote access to employment lands for all modes;
Provide road network improvements that help reduce
congestion in support of more efficient goods movement
and economic vitality;

Improve strategic road network that will both support
economic development and reduce the impacts of truck
traffic on communities;

+* Maintain efficient goods movement on regional routes
through NCP;

3

S

3
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Road Network

.0

* Promote community connectivity for all modes through
the development of a higher density road network in a
grid or modified grid pattern with a reduction in the
number of cul-de-sacs to reduce traffic concentration,
provide multiple route options, and promote increased
use of network by pedestrians and cyclists;

e Target the grid road network for closely spaced streets
with minimum 100 metre and maximum 200 metre long
blocks;

¢+ Recognize that a road right-of-way is a “public space” and
must be a “complete street” for all forms of movement,
not only for vehicles but also for pedestrians, cyclists and
transit buses;

++» Maximize connections with arterial & collector routes to
provide direct routes to major origins & destinations, e.g.
Surrey City Central, Fleetwood, Cloverdale, Clayton,
Willowbrook, Langley City Centre, etc.

+»» Maximize efficiency of existing transportation network

infrastructure before providing new or widening of

existing infrastructure particularly through the Agricultural

Land Reserve (ALR), with signal coordination and

intersection improvements;

Land Use- and Transportation Integration Best Practices

¢ Provide self contained, “complete” communities with
residential, commercial (retail & services) and
employment opportunities (jobs/housing balance);

¢+ Create compact, diverse and mixed-use communities;
avoid large blocks of “mono zoning”;

¢ Incorporate best practices for storm water management
into transportation projects with swales, rain gardens,
streets trees, boulevards, medians;
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+* Maximize greening in, and adjacent to,
transportation corridors;

++» Reduce impacts of roads on water quality, vegetation, trees
and land consumption and protect significant trees where
possible.

2.4 GREEN INFRASTRUCTURE NETWORK

The Anniedale-Tynehead NCP is the first Land Use Plan in the City of
Surrey to incorporate Green Infrastructure Network (GIN) planning as
part of the land use planning and Ecosystem Assessment process,
based on the Surrey Ecosystem Management Study (EMS) objectives.
Environmental mapping, selection of Park locations, buffer areas and
Green Space Transfer areas within cluster designations where heavily
influenced by the City of Surrey GIN Opportunities mapping.

“Green infrastructure” is a term identified in the Surrey Ecosystem
Management Study (2009) as an interconnected network of natural or
“green” elements that occur at a variety of scales — site/building,
neighbourhood, community-wide, regional, and beyond. Similar to
traditional “grey” infrastructure (roads, power, gas and other utilities,
etc.) green infrastructure provides a critical underlying foundation to
support the function and quality of neighbourhoods in the Anniedale-
Tynehead NCP and also supports the function of the City and Regional
ecological systems.

Green Infrastructure Management Objectives:

Ecosystem Hubs

¢ Identify the ‘minimum core’ of upland ecosystem hubs to be
retained based on Vegetation ranking and detailed site specific
biological studies prior to development approvals. In general hub
cores that are round and as large as practical are preferred, so
that interior habitats are preserved.

Ensure larger hubs are considered for preservation as they
provide a greater variety of biodiversity and habitats. (A 5 acre
site will tend to support a greater diversity of species and habitats
than a 1 acre site).

X3

%

Ecosystem Sites

+» The collective influences of many small habitats can be as great as
a single larger park; to encourage biodiversity ensure small
habitats are considered as critical areas for many urban species,
or remnant populations of rare or endangered species.

** Where possible, integrate smaller natural sites, and clumps of
trees forming part of the neighbourhood tree canopy and
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‘naturescape’ practices into the general urban matrix and site
plans. Small habitats can be critical to species’ survival.
Ecosystem Corridors

+» Protect streams and habitats of any threatened or endangered species,
and access to both refuge cover and food supply for existing or desired
species.

%+ Prioritize the protection and/or restoration of effective aquatic and/or
wildlife corridors that link hubs and sites together, so that plant and
animal species are able to disperse and intermix for genetic diversity and
population security.

+*» Routes between hubs, sites and corridors will likely follow existing

watercourse and riparian areas, steep slopes, floodplains, wooded sites,
and other areas that are constrained to development.

% Width of corridors will vary and should be determined based on detailed
biological studies of the species that are or could use the habitat provided
by the linked hubs and the corridor.

Rainwater Management
*»* Ensure effectively manage of rainwater, control sediment and erosion,
promote tree cover and minimize harmful emissions recognizing that
clean water and natural stream flow regimes, clean air, and mitigation of
climate change are key ingredients to support a GIN, as per NCP
Stormwater Management Requirements.

ALR Interface

¢+ Some Agricultural lands outside the NCP -in wildlife terms - are currently
functioning as both a hub and a large corridor — supporting wildlife
populations and allowing relatively free movement - which allows wildlife
to adapt to agriculture practices and co-exist with active farming.

+»+ Restricted public access to private agricultural lands, and encourage large
vegetated buffers along ALR Boundary. Buffers help protect core areas.

+* The impacts of human activity and other ecosystem stressors, such as
invasive species, tend to be greatest at the edges of ecosystems. A buffer
area helps protect core areas from these impacts.

Public Access

+»* Public appreciation of the natural values and biodiversity in Ecologically
Significant areas is important to successful management.

«» Trails, utilities and other access to these areas however, should be
planned in ways that limit disturbance to the species resident in the area.
Trails may be restricted to adjacent lands or outer limits, so that the core
is undisturbed.
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2.5 CLUSTER HOUSING

Cluster designations are located throughout the plan area and are identified
throughout the Land Use Plan. A “Cluster Designation” enables the transfer of
development potential from treed, open space and/ or environmentally important
areas called, “Green Space Transfer (GT)” areas to the developable portions of the
site. The City seeks to conserve/enhance as well as agricultural buffer areas the
City seeks to create or preserve, to areas specifically designated to be developed
“Development Sites”.

Objectives

Cluster residential housing is designed to achieve the following objectives:

+* Provide more efficient use of land in harmony with its natural features;

% Creativity in the design of developments through a carefully controlled
process;

+» To encourage a less sprawling form of development, a shorter network of
streets and utilities, more economical development of land with less
consumption of open space;

+* To preserve permanently, natural topography and wooded areas within
developed areas, and to preserve usable open space and recreation facilities
close to home;

+» To provide an efficient procedure to ensure appropriate high quality design
and site planning to enhance the neighbourhood;

+» To promote diverse housing at a variety of costs, and in particular housin