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SUBJECT: Major Review of the Surrey Official Community Plan 
 

 
RECOMMENDATION 
 
The Planning and Development Department recommends that Council: 
 
1. Receive this report as information; and 
 
2. Authorize staff to conduct further public consultation as described in this report to receive 

comments from the public on the draft Official Community Plan and related Regional Context 
Statement, both of which are attached as Appendix I to this report, prior to finalizing each of 
these documents for formal consideration by Council. 
 

INTENT 
 
The purpose of this report is to discuss the draft of an updated Official Community Plan (the 
"draft OCP") for the City and a related Regional Context Statement ("RCS"), both of which are 
attached as Appendix I to this report, and to seek authorization to conduct a public information 
meeting to receive comments on these documents. 
 
POLICY CONSIDERATIONS 
 
The OCP is a foundational plan for the City and is adopted by bylaw as required in the Local 
Government Act.  The adoption of a new OCP Bylaw will replace the existing OCP, which has been 
in place since 1996, with a major amendment in 2002.  The scope of proposed changes to the OCP 
and its alignment with the Sustainability Charter (2008) and the Metro Vancouver Regional 
Growth Strategy (2011) necessitate a new bylaw rather than an amendment to the existing OCP 
By-law. 
 
The Local Government Act (Sections 875 through 878) sets out the required and optional content 
of an OCP, and establishes that while a local government is not obligated to implement the 
actions or policies set out in the OCP, any bylaw passed subsequent to the adoption of an OCP 
must be consistent with the OCP. 
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An RCS is a required component of an OCP.  The RCS sets out how the OCP aligns with the 
Regional Growth Strategy adopted by the Regional District (Metro Vancouver, in this case).  The 
Metro Vancouver Regional Growth Strategy was adopted on July 29, 2011.  The Local Government 
Act requires local governments to submit their RCS within two years of the adoption of a Regional 
Growth Strategy. 
 
BACKGROUND 
 
A new OCP for the City has been in development for several years, and has been the subject of 
significant public consultation and review during the various stages of its development.  Council 
endorsed the Terms of Reference for the review and preparation of the OCP. 
 
A number of background studies, master plans and strategies have been developed and approved 
by Council in the past few years that have assisted in shaping the new OCP, including the: 
 
• Ecosystem Management Study; 
• Transportation Strategic Plan; 
• Walking Plan; 
• Surrey Cycling Plan; 
• Crime Reduction Strategy; 
• Plan for Social Well-Being of Surrey Residents; 
• Child and Youth Friendly City Strategy; 
• Parks, Recreation & Culture 10-Year Strategic Plan; 
• Cultural Plan; 
• Agricultural Development Strategy; 
• Employment Lands Strategy; and 
• Economic Development Strategy. 
 
In addition, the Biodiversity Conservation Strategy and the Master Plan for Housing the Homeless 
are complete in draft form, the Community Energy and Emissions Plan is nearing completion, and 
the City has been working as a partner with TransLink on the Surrey Rapid Transit Study. 
 
The OCP incorporates and synthesizes the directions and policy recommendations of these 
master plans and strategies, under the guiding framework of the Sustainability Charter (2008). 
 
DISCUSSION 
 
The OCP sets out the City’s vision and its long-range plan for community development, including 
land uses and densities, urban development and housing, infrastructure, environmental 
protection and social and economic development.  The OCP responds to existing and emerging 
planning issues and challenges including: 
 
• accommodating sustained population and employment growth without compromising quality 

of life or the integrity of the natural environment; 
• increasing public transit and active (walking and cycling) transportation choices and reducing 

residents’ reliance on the private automobile; 
• preparing for an uncertain energy future and the likely effects of climate change; and 
• serving the needs of an aging population and an increasingly diverse community. 
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The draft OCP, attached to this report as Appendix I, is structured into the following sections: 
 
Introduction and Authority 
 
This section outlines the legislative authority of the OCP, the required and optional elements of 
the OCP, and the public consultation that was undertaken in its formation, 
 
Planning Challenges 
 
This section discusses the most significant emerging planning challenges facing the City that are 
addressed in the OCP, including: 

 
• accommodating continued population and employment growth through the next 30 years 

while protecting the integrity of the natural environment; 
• reducing reliance on private automobiles in order to reduce congestion and greenhouse gas 

emissions; 
• responding to issues related to energy cost increases and the likely effects of climate change; 

and 
• serving the social and cultural needs of an aging and increasingly diverse community. 

 
Vision 
 
This section identifies the Sustainability Charter as the guiding document for the OCP, and 
describes a vision for the City of Surrey as a "green, compact, connected, complete, healthy, safe, 
inclusive, resilient and beautiful City".  All of the land use plans and policies contained in the OCP 
are focused on achieving this vision. 
 
Land Uses and Densities 
 
This section, which is often considered the "meat" of the OCP, sets out 12 land use designations 
that establish permitted uses and densities in general terms for every parcel of land in Surrey.  
The Future Land Use Map shows how the entire City is divided using these designations.  The 
land use designations include the following: 
 
• Agricultural – protected primarily for farming activity; 
• Conservation – Recreation –areas protected as primarily natural environments, usually within 

extensive regional or City parks; 
• Rural – low-density residential areas not serviced with municipal infrastructure; 
• Suburban – low density residential areas that may be serviced, and that are expected to 

remain suburban in character; 
• Suburban Future Urban Reserve – low density areas that may be planned for urban uses in the 

future through NCP processes; 
• Industrial – areas set aside primarily for industrial uses such as manufacturing and 

warehousing; 
• Mixed Employment – areas permitting industrial uses along with some hybrid 

industrial/commercial uses; 
• Commercial – areas intended as primarily commercial (office or retail) with mixed 

commercial/residential development permitted; 
• Urban – low and medium density residential neighbourhood areas (detached homes and 

townhouses) with local neighbourhood services and schools; 
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• Multiple Residential – areas of higher-density, primarily residential development, mostly in 

the form of apartment buildings; 
• Town Centre – higher-density, transit oriented centres encouraging mixed 

commercial-residential development along with civic and institutional uses (e.g., Semiahmoo, 
Cloverdale, Fleetwood, Newton and Guildford Town Centres); 

• Central Business District – the core areas of Surrey City Centre, encouraging the highest 
density of mixed-use, transit-oriented development in the City, along with major, 
region-serving institutions. 

 
In addition, this section introduces the concept of Frequent Transit Development Areas (FTDA).  
These are locations outside of Town Centres that are at existing or planned rapid transit stations 
where higher densities may be permitted within the land use designations described above.  
These areas are identified in the City’s RCS in consultation with TransLink.  There are four FDTA 
proposed in the draft OCP, as follows: 
 
• Scott Road SkyTrain Station in South Westminster; 
• along 104 Avenue between City Centre and Guildford Town Centre; 
• 152 Street and Fraser Highway in Fleetwood; and 
• 192 Street and Fraser Highway in the Clayton area of Cloverdale. 
 
Policies 

 
This section contains the policies and actions guiding community development.  The section is 
structured into six themes, as follows: 
 

Urban Structure Themes 
A:  Growth Management 
B:  Centres, Corridors and Neighbourhoods 
C:  Infrastructure 
 
Sustainability Themes 
D:  Ecosystems 
E:  Economy 
F:  Society & Culture 

 
Each theme is articulated by way of several objectives, which in turn contain a series of specific 
policies and actions. 
 
Implementation 

 
This section describes the various ways in which the OCP is implemented, including Secondary 
Plans such as Neighbourhood Concept Plans ("NCP") and Town Centre Plans, various Master 
Plans and Strategies on select topics, amendments to the Zoning By-law, and the issuance of 
Temporary Use Permits and Development Permits.  The designation, justification and intent of 
Development Permit Areas are included in this section, as authorized by the Local Government 
Act (Sections 919.1 and 920). 
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Regional Context Statement 
 
The RCS is a required component of the OCP, and is separately submitted to the Metro 
Vancouver Board for approval.  The RCS indicates how the OCP aligns with and supports the 
Metro Vancouver Regional Growth Strategy, as approved by the Metro Vancouver Board in 2011. 
 
Development Permit Guidelines 
 
Development Permit guidelines set out the special considerations that apply to particular classes 
of development within defined Development Permit Areas.  The draft OCP identifies four 
Development Permit Areas: 
 
• DP#1 – Form and Character of Commercial, Industrial and Multifamily Residential 

Development:  The entire City (with some exceptions for industrial development) is 
designated as DP#1 to assist in ensuring a high quality of urban and site design for these 
classes of development; 

 
• DP#2 – Hazard Lands:  Areas of the City that are on or adjacent to steep slopes or floodplains 

are designated as DP#2, to ensure mitigation of natural hazards associated with landslide or 
flooding related to new development; 
 

• DP#3 – Sensitive Ecosystems:  Areas of the City that contain or are adjacent to Riparian Areas 
associated with fisheries habitat and/or areas that contain or are adjacent to the Green 
Infrastructure Network in the Biodiversity Conservation Strategy (BCS) will be designated as 
DP#3, following Council approval of the RCS.  It is expected that the new OCP will be 
amended to incorporate the designation of DP#3 along with associated Development Permit 
Guidelines at that time; and 
 

• DP#4 -- Agricultural:  Areas of the City that are adjacent to the Agricultural designation 
comprise DP#4, to ensure an appropriate interface between urban areas and agricultural 
areas, for the protection of farming activity. 

 
Changes from the Existing OCP 
 
While there is a strong continuity between the existing OCP and the draft new OCP, there are 
several areas of difference, and areas of differing emphasis. 
 
Major Differences 
 
The following is a list of the more significant changes that are proposed in the draft new OCP in 
comparison to the current OCP: 
 
• Permitting higher densities in the City Centre and in most Town Centres and in areas adjacent 

to existing and planned rapid transit stations (FTDA); 
 

• Calculation of density on gross site areas for commercial developments, high-density 
apartment developments and mixed-use developments to encourage the dedication of lands 
for public purposes such as roads, walkways and public open spaces; 
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• Creating a new OCP designation for Mixed Employment as distinct from the Industrial 

designation to direct the location of business parks and hybrid office/industrial and 
warehouse/retail establishments and reduce the erosion of industrial lands; 
 

• Creating a new OCP designation labelled “Suburban – Future Urban Reserve” to clearly 
distinguish suburban areas that are expected to remain unchanged on a more permanent 
basis from areas expected to transition to urban densities through future NCP processes; 
 

• Amending the Future Land Use Map to reflect the general land uses approved by Council 
through existing Secondary Plans; 
 

• Reduction of "red tape" by authorizing Temporary Use Permits ("TUP") without requiring an 
OCP amendment to accompany each TUP, as permitted by legislation; 
 

• Designating new Development Permit Areas and development guidelines for Hazard Lands 
(Steep Slopes and Floodplains) and for Environmental Protection (Riparian Areas and 
Sensitive Ecosystems) to provide consistent and transparent requirements for development 
within and adjacent to these areas; and 
 

• Incorporating an entirely new RCS, as required by the adoption of the Metro Vancouver 
Regional Growth Strategy.  The proposed RCS identifies several minor amendments to the 
Metro Vancouver Regional Growth Strategy that are required to maintain consistency 
between Surrey’s OCP and the Regional Growth Strategy.  Subject to Council approval, these 
amendments will be forwarded to the Metro Vancouver Board along with the RCS.  It is 
expected that these minor amendments will be considered and approved by the MV Board in 
conjunction with its approval of the Surrey RCS. 

 
Changes in Emphasis 
 
The following identifies where emphasis is being shifted in the draft new OCP in 
comparison to the current OCP: 
 
• A greater emphasis on directing higher-density growth to locations along existing and future 

transit corridors, particularly rapid transit corridors along Fraser Highway, 104 Avenue and 
King George Boulevard; 
 

• A greater emphasis on the development of City Centre and the Town Centres as 
transit-oriented places with high standards of urban design; 
 

• A greater emphasis on policies supporting the development of a finer-grained block network 
to improve pedestrian connections and local traffic distribution;  
 

• A greater emphasis on energy conservation and greenhouse gas reductions, including the 
addition of energy-efficient design guidelines into development permit requirements; 
 

• More prominent policies related to greenways, public art, civic beautification, heritage 
conservation, walking and cycling infrastructure and district energy systems; 
 

• More policy emphasis related to civic engagement, literacy, post-secondary education, skills 
training, affordable housing, social services and crime reduction initiatives; and 
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• A greater emphasis on tree retention and replanting, biodiversity conservation and ecological 

restoration, including the setting of tree canopy targets for the City. 
 
These changes in policy emphasis are consistent with Council's direction, with the Sustainability 
Charter, and with contemporary "best practices" in community planning.. 
 
Next Steps 
 
The draft OCP is being presented to Council to seek authorization for a final round of public 
consultation prior to finalizing the new OCP and RCS for formal consideration by Council.  The 
public consultation will include: 
 
• the public at large through a public open house in late June; 
• information on the City’s website; and 
• a workshop with a group of community stakeholders drawn from community associations, 

business associations, social agencies, the education sector and environmental groups. 
 
Following this consultation, staff will make further adjustments to the draft OCP before 
presenting it to Council as a bylaw for first and second readings.  If Council gives the bylaw these 
readings, the draft RCS will be submitted to Metro Vancouver for consideration by the Metro 
Vancouver Board as required in legislation. 
 
A public hearing on the draft OCP Bylaw will follow in the fall, along with the consideration of 
Surrey’s RCS and proposed minor amendments to the Regional Growth Strategy by the Metro 
Vancouver Board. 
 
The City is also required by legislation to consult with the Ministry of Transportation, the 
Agricultural Land Commission and neighbouring local governments (Langley City, Langley 
Township, White Rock and Delta) prior to bringing the bylaw forward for third reading and final 
adoption.  It is expected that these processes will be completed in the fall of 2013. 
 
SUSTAINABILITY CONSIDERATIONS 
 
The draft OCP includes numerous policies that align with the City’s Sustainability Charter, 
including: 
 
• policies focussed on protecting ecosystems and environmentally sensitive areas; 
• policies and the land base for employment uses and agriculture; 
• policies encouraging transit-supportive development; and 
• policies encouraging the provision of affordable housing. 
 
The draft OCP explicitly identifies the City’s Sustainability Charter as the over-arching, guiding 
document for the development of the OCP. 
 
CONCLUSION 
 
The draft  OCP, attached as Appendix I to this report, has been developed with extensive 
community consultation, and incorporates and synthesizes a number of plans and strategies that 
have been recently approved by Council.  The draft OCP emphasizes the development of a green, 
transit-oriented City structured around distinctive Town Centres.   
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Based on the above discussion, it is recommended that Council authorize staff to conduct further 
public consultation as described in the “Next Steps” section of this report to receive comments 
from the public on the draft Official Community Plan and related Regional Context Statement, 
both of which are attached as Appendix I to this report, prior to finalizing each of these 
documents for formal consideration by Council. 
 
 
 
Original signed by 
Jean Lamontagne 
General Manager 
Planning and Development 
 
DL:saw 
Attachments: 
Appendix 1 Draft Official Community Plan and Regional Context Statement 
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By-law No. : ****** 

Role of the 

Official  

Community 

Plan 
 

 

 

INTRODUCTION 

An Official Community Plan (OCP) is a set of objec-

tives and policies that sets out a local government’s 

long-term plan for community development.  In 

British Columbia, authority for adopting an OCP is 

granted through the Local Government Act (LGA).  

Part 26 of the LGA provides the framework for pre-

paring and adopting an OCP and outlines both re-

quired and optional content. 

 

The LGA (Section 877) requires an OCP to show the 

approximate location and extend of present and 

proposed residential, commercial, industrial, agri-

cultural and institutional land uses.  It also requires 

illustrating where sand and gravel resources are 

located, where transportation, sewer and water in-

frastructure exists and is intended to be installed, 

where schools and public facilities are located and 

where there are restrictions on the use of land that 

is environmentally sensitive and/or subject to haz-

ardous conditions.  An OCP must also contain poli-

cy statements on the provision of affordable and 

rental housing, housing for persons with special 

needs and targets and policies relating to the re-

duction of community-wide greenhouse gas emis-

sions.  Lastly, a Regional Context Statement, indi-

cating how OCP policies are consistent with a re-

gion’s Regional Growth Strategy (RGS), is a required 

element of an Official Community Plan.  

 

The LGA enables governments to also include poli-

cies related to a wide range of issues including: 

transportation, agriculture, the natural environment, 

parks and recreation, social services and social de-

velopment.   

 

The LGA stipulates that a local government is not 

obligated to implement or enact the content con-

tained in an OCP, however, by-laws or policies 

adopted after the OCP adoption must be consistent 

with it, otherwise the OCP must be amended.  

 

PlanSurrey 2013 is established by by-law as the Of-

ficial Community Plan for the City of Surrey.  This 

OCP has been prepared and adopted in accordance 

with the LGA, including requirements regarding 

public and agency consultation. 
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THE SUSTAINABILITY CHARTER 

 

In 2008, the City of Surrey adopted the Sustainability Charter as a guiding document intended to direct 

the corporate operations of the City as well as the evolution of the community towards sustainability.  

The Charter focuses on the three pillars of sustainability (socio-cultural, environmental and economic) 

and organizes actions into areas of direct operational responsibility, regulatory authority and influence 

over the short, medium and long terms. 

 

The plans and policies contained in this Official Community Plan are set within the overall framework of 

the Sustainability Charter and are consistent with its principles and goals.  The OCP sets out an overall 

vision of a sustainable future for the City over the next 30 years in terms of urban development, the pro-

vision of civic facilities and amenities, transportation and infrastructure, environmental stewardship, eco-

nomic development, social and cultural development. 

 

 

 

 

 

 

 

Figure 1: Sustainability Charter Layout 
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OFFICIAL COMMUNITY PLAN LAYOUT 

The OCP is organized into the following sections: 

 

Planning Context 

 sets out the major challenges that provide the context for the plans and policies contained 

in the OCP. 

Vision 

 describes the vision of the City’s future that guides the OCP’s specific plans and policies. 

Land Uses and Densities 

 shows the location of and describes the intent of the various OCP land use designations, 

along with the general densities and development considerations associated with these land 

use designations. 

Themes, Objectives and Policies 

 contains planning objectives and policies on a range of  community development subjects, 

organized around six themes. The first three themes relate to the physical structure of the 

City: Growth Management, Centres and Neighbourhoods and Infrastructure.  The last three 

themes relate to sustainable development and management of Ecosystems, the Economy 

and Society and Culture. 

Regional Context Statement 

 contains the Regional Context Statement which describes the relationship between the OCP 

and the Metro Vancouver Regional Growth Strategy, as required by the Local Government 

Act. 

Implementation 

 indicates how the objectives of the OCP are implemented, including the relationship of the 

OCP to other City plans and strategies, the definition, justification and requirements related 

to Development Permits, the authorization of Temporary Use Permits and the monitoring of 

how well the OCP is directing the future growth and evolution of Surrey. 
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OCP PROCESS 

PlanSurrey 2013: The Official Community Plan was prepared through a process of community consulta-

tion including direction provided by an extensive live of City advisory committees, community associa-

tions and stakeholder groups (see Table 2). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

RESEARCH BACKGROUND AND ANALYZE ISSUES 
 

 Consult with City Advisory Committees 

 Consult with Key Community Stakeholders 

 Consult with all City Departments 

 Hold Community Open Houses in North, Central and South Surrey to review OCP vision and issues 

 Report to Council on findings 

IDENTIFY AND EVALUATE ALTERNATIVES 
 

 City council workshop/City staff workshop 

 Meet with City Advisory Committees 

 Host and Intergovernmental Agency Meeting 

 Host Technical Working Group Meetings 

 Update Report to Council  

 Newspaper Ads/Web-based Surveys conducted 

 Community Public Open Houses in North, Central and South Surrey to obtain feedback on 

 OCP structure and policies 

 

DRAFT THE PLAN 
 

 Draft Plan Prepared 

 Realignment of Existing OCP into new format 

 Map upgrades/Development Permit Areas overhaul 

 Circulation of draft OCP to Process Participants for Review and Comment 

FINALIZE THE PLAN 
 

 Update Report to Council 

 City-wide Public Open House to Review OCP Draft  

 Public Hearing and By-law Readings and Adoption  

 Regional Approval of Regional Context Statement 

 Ministerial Approval 
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Phase One 

Phase Two 

Phase Three 

Phase Four 

 

Specialized technical assistance was also provided by internal City staff on as as-needed basis through-

out the entirety of the process.  The chronology of the PlanSurrey 2013 process is outlined below: 
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Planning 

Challenges 
 

 

 

The Official Community Plan is intended to 

guide the development of the City of Surrey 

over the next 30 years.  As such, the Plan re-

sponds to both current conditions and to 

emerging trends.  Together, these form the 

context for developing planning policies and 

for evaluating the success of these  policies. 

 

In considering current conditions and looking 

forward to emerging trends and projections, 

several major challenges can be seen that must 

be addressed in this Official Community Plan. 
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Challenge #1: 
 

Accommodate Continued Population Growth 
Surrey, along with the Metro Vancouver region as a whole, is an attractive place to live.  Projec-

tions contained in the Metro Vancouver Regional Growth Strategy are for over 1 million addi-

tional residents moving into the region by the year 2040.  This growth is driven by inter-

provincial and international migration and stable rates of natural generational replacement. 

Surrey is expected to receive a substantial portion of this growth due to a relatively affordable 

cost of housing and a somewhat abundant land base that can accommodate urban develop-

ment.  It is expected that Surrey’s population will continue to increase by approximately 2% per 

year over the next three decades resulting in a population increase of approximately 270,000 

by the year 2040, for a total population projection of 740,000 (see Table 1).  This growth will 

need to be allocated in ways that maximize the efficient use of urban land while minimizing the 

impacts of change in existing neighbourhoods. 

 

City of Surrey Projected Population Growth and Housing Units 

Year Population Dwelling Units 

2012 495,200 166,430 

2017 541,200 191,300 

2021 578,000 211,200 

2026 623,000 233,450 

2031 668,000 255,700 

2036 704,000 270,450 

2041 740,000 285,200 

T
a
b

le
 1
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Challenge #2: 
 

Match Population Growth with Business Development and 

Employment Opportunities 
A key to a more sustainable community is a robust and diverse local economy which provides a 

wide range of jobs close to where people live.  Over the past 50 years, as Surrey has transi-

tioned from a rural economy to a suburban “bedroom” community and then to a more inte-

grated urban community, the balance of local jobs to the size of the labour force has also 

changed.  Currently Surrey has approximately 0.70 jobs for every member of the labour force.  

A key planning challenge is to move this ratio closer to a balance of 1:1.  This challenge is even 

greater in the context of strong population increases.  The benefits of a better balance of local 

jobs to population include reduced time spent commuting, reduced traffic congestion and 

greenhouse gas emissions, a more resilient economy, and a diversified tax base reducing the 

burden of property taxes on residential properties.  The goal of the OCP is to accommodate an 

additional 160,000 jobs over the 30-year planning horizon (see Table 2). 

 

 

 

 

City of Surrey Projected Employment Growth 

Year Employment 

2012 172,600 

2017 197,270 

2021 217,000 

2026 238,000 

2031 259,000 

2036 274,500 

2041 290,000 

T
a
b
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 2
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Challenge #3: 

 

Reduce Reliance on the Private Automobile 
Much of Surrey’s “first wave” of urban growth occurred in the 1970s to 1990s, a period of high 

automobile use that influenced how communities and neighbourhoods were designed and laid 

our.  Higher fuel prices, increased traffic congestion and an increased understanding of the 

need to reduce greenhouse gas emissions as well as the connection between active transporta-

tion (walking and cycling) and healthier communities are now all compelling reasons to reduce 

people’s reliance on cars for everyday transportation (see Tables 3 and 4).  This shift requires 

decisive and long-term efforts to reorient land use patterns, increase mixed-use development, 

plan higher density developments in conjunction with public transit, influence individual be-

havior and invest in cycling and walking infrastructure that allows viable alternatives to the au-

tomobile. 

 

 

 
 
 
 

T
a
b

le
 4

 
T

a
b

le
 3

 

Vehicle-KM Travelled Per Capita (VKT) 

 
2007* 2010* 2040** 

Daily VKT 19.16 19.05 18.2 

Annual VKT 6,994 6,949 6,643 

* 2007, 2010 Data Source: BC Ministry of Environment CEEI Report 
** 2040 Projection: HBLG Analysis; Based on “Business as Usual” using current plans for projections  

TO BE REPLACED/

UPDATED 
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Challenge #4: 

 

Ensure a Resilient City in Response to Rising Energy Costs 

and A Changing Climate 
While the future is uncertain, current trends point to a changing climate characterized by more 

intense winter precipitation events, lower snow packs in the mountain watersheds that feed the 

Region and the City’s water system, and longer periods of summer drought.  Sea levels are 

forecast  to rise, putting pressure on the dikes and drainage systems protecting Surrey’s flood-

plains which contain critical infrastructure and a majority of the City’s productive farmland.  It is 

likely that energy, including fuel for transportation, as well as gas and electricity for building 

heating and cooling, will become more costly, taking up a larger share of household, business 

and institutional budgets (see Table 5). 

 

The OCP addresses resilience to these likely changes by emphasizing a compact urban form 

which reduces the required extension of infrastructure systems, improves the financial viability 

of transit and clean, renewable district energy infrastructure, reduces the amount of vehicular 

travel per capita and avoids development in vulnerable floodplain and escarpment areas. 

 

 

T
a
b

le
 5

 

TO BE REPLACED/

UPDATED 
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Challenge #5: 
 

Serve the Increasingly Diverse Needs of Surrey’s Population 
Surrey’s urban population is increasingly diverse and includes groups of people who have 

unique needs. A growing population of seniors requires new forms of housing or adaptations 

to existing housing in order to allow them to remain in their neighbourhood.  New Canadians 

need access to community services in languages they understand and need support as they 

integrate into Canadian culture and into unfamiliar communities and institutions.  As the City 

grows, additional services helping persons who are homeless or with mental illness or addic-

tion issues are needed.  Ensuring that Surrey’s large population of children and youth (see Ta-

bles 6 and 7) are prepared for and able to engage in learning and a healthy lifestyles remains 

a challenge, particularly among more vulnerable populations including immigrant and refugee 

families and families living in poverty. 

 

 

 

T
a
b
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 6
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Surrey Vision | 2041 

 

By implementing the policies and plans in this 

OCP, the City of Surrey will be:  

 

“A greener, more 

complete, more com-

pact and connected 

city that is resilient, 

safe, inclusive, 

healthier and more 

beautiful.”  
 

These nine “Building Blocks” were used to in-

form the creation of the policies within this 

OCP and will serve as the guide by-which the 

effectiveness of the OCP will be measured.  

 

 

 

 

 

Vision:  

Surrey 2041 
 

In responding to the Planning Challenges 

previously identified, Surrey’s OCP is guided 

by a vision for a sustainable city.  This vision 

includes nine dimensions that, taken to-

gether, describe a city that embodies the 

goal of the Sustainability Charter; that is, to 

“meet the needs of the present generation in 

terms of socio-cultural systems, the econo-

my and the environment, while promoting a 

high quality of life but without compromis-

ing the ability of future generations to meet 

their own needs.” 
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Vision: Surrey 2041 (cont.) 

 

For the purposes of this Official Community Plan, these nine Vision “Building Blocks” include the follow-

ing considerations: 

 

A Greener Surrey includes: 
 

 A connected network of protected natural ecosystems comprised of urban forests, riparian 

areas and wetlands, foreshore areas, grasslands and protected farmlands 

 Green buildings that reduce energy use, reduce urban stormwater runoff and recycle 

wastewater 

 Green neighbourhoods with a thriving, healthy tree canopy, low-impact rainwater manage-

ment systems that protect fish habitat and safe convenient greenway networks of cycling 

and walking routes 

 Programs and facilities which reduce, reuse and recycle waste 

 Integrated, efficient land use and transportation networks that reduce greenhouse gas 

emissions and air pollution. 

 

A more Complete Surrey includes: 
 

 A diversified and balanced economy attracting new and expanded business investment in 

growing sectors of the economy, adding high-quality employment at a rate that meets or 

exceeds population growth 

 Growing and thriving creative cultural and entertainment industries providing local oppor-

tunities for Surrey’s residents and visitors and positioning Surrey as a tourism destination 

for cultural and entertainment experiences 

 A diversified housing stock meeting the changing needs of families and individuals at all 

levels of income 

 A growing post-secondary education sector providing advanced skills training, research 

and life-long learning opportunities and supporting economic and socio-cultural develop-

ment 

 A network of community gathering places and centres for building community connections 

and spaces for celebrations. 

 

A more Compact and Connected Surrey includes: 
 

 Convenient access for residents to jobs, community amenities and services, close to where 

they live 

 Thriving City Centre and Town Centres with a mix of uses and sufficient density of jobs and 

residences to support public transit and a vibrant urban environment 

 An efficient and connected network of streets, walkways, bike routes and public transit 

providing transportation choices throughout the city 

 Extensive and connected natural areas, green spaces and farmland, defined and protected 

by clear and stable urban development boundaries. 
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Vision: Surrey 2041 (cont.) 

 

A more Resilient Surrey includes: 
 

 Community-wide preparation for expected future challenges including the effects of climate 

change, higher prices for vehicle fuels, electricity, natural gas and food, and the costs of re-

newing public infrastructure 

 Sufficient fiscal reserves and human resources to respond effectively to unpredictable future 

events or emergencies. 

 

A Safer and more Inclusive Surrey includes: 
 

 Safe and active neighbourhoods and public spaces that are also perceived as being safe by 

children, seniors, women and person with disabilities 

 Community-building opportunities including programs and places that foster neighbour-

hood connections 

 Celebrating Surrey’s cultural diversity and growing inter-cultural and inter-generational ap-

preciation 

 Access to decent, appropriate and affordable housing for all 

 Open access to health, education, social and integration services for everyone including 

people with lower incomes or with special needs. 

 

A Healthier Surrey includes: 
 

 Universal access to healthy and local food choices 

 A land use mix and a network of safe cycling and walking routes that support everyday ac-

tive lifestyles 

 Clean air, water and soil, supporting human health as well as healthy and diverse vegetation 

and wildlife communities in Surrey. 

 

A more Beautiful Surrey includes: 
 

 Consistent excellence in the architecture and urban design of public and private buildings, 

parks, plazas and streets 

 The protection of natural and cultural heritage elements including significant trees and 

landscapes, restored heritage sites and buildings 

 Civic beautification initiatives developed in collaboration with businesses, community 

groups and neighbourhoods 

 Abundant, diverse and prominent public art installations and place-making elements that 

highlight the distinctive character of Surrey’s Town Centres and neighbourhoods. 
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Land Use designations defined in this Section and depicted on the General Land Use 

Designations map (Figure 3) are intended to reflect the goals and objectives of the Of-

ficial Community Plan and should be read in conjunction with this document’s policies 

and guidelines.  Combining the information in this section with the policies contained 

throughout the Plan will provide a balanced reflection of where, when and how devel-

opment should proceed throughout the city. 

 

This Section outlines the intended character, generalized land uses and expected de-

velopment densities within each Land Use Designation.  Implementation of the infor-

mation provided here is intended to take place over time through the rezoning of land 

(in accordance with Surrey’s Zoning By-law) and through construction (in accordance 

with other City by-laws and permit processes).  Zoning regulations specify permitted 

land uses and densities on a property-by-property basis and are intended to be gener-

ally consistent with the provisions outlined in this Section and with City Centre, Town 

Centre and Frequent Transit Development Areas as shown on Figure 8.   

 

Densities within this Section are to be used as a guide and determined as follows: Floor 

Area Ratio (FAR) calculated on a gross site basis (before dedications for roadways or oth-

er public purposes) unless otherwise noted; and Units per Hectare (Unit per Acre) calcu-

lated on a net site area basis (after dedications for roadways or other public purposes) 

unless otherwise noted. 

 

Secondary Plans have been initiated and approved by Council for various parts of the 

city, as shown on Figure 4, Secondary Plan Areas.  Secondary Plans include Local Area 

Plans (primarily for employment areas); Neighbourhood Concept Plans and Infill Area 

Plans, (primarily for residential neighbourhoods); Town Centre Plans (specific for mixed

-use areas found within Surrey’s identified Town Centres) and the Surrey City Centre 

Plan.  Secondary Plans provide more detailed and specific land use and density plans 

and set out development requirements (such as amenity fees) that are provided in ex-

change for achieving a Plan’s densities.  As Secondary Plans are approved by City 

Council, the more general Official Community Plan Land Use Designations are amend-

ed to be consistent with the more detailed Secondary Plan.  OCP Designation bounda-

ries typically follow parcel boundaries; however, where there is a discrepancy, OCP des-

ignation boundaries shall be considered approximate.   

 

Areas outside of Secondary Plans that are scheduled for future urban development are 

shown on Figure 7, Future Development Areas.  These areas are intended to remain as 

Suburban until such time as Secondary Plans are initiated and approved by Council.  
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Figure 3: 

General Land Use Designations 
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Figure 4: 

Secondary Plan Areas 
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The following are DEVELOPMENT  

CONSIDERATIONS for CONSERVATION-

RECREATION designated areas: 

 

There are no development considerations that 

are applicable to this designation. 

 

 

 

C
A

P
TI

O
N

 

Conservation 

-Recreation 
 

The CONSERVATION-RECREATION designa-

tion is intended to protect significant natural 

ecosystems and extensive outdoor recreation 

areas and parks.  

 

Lands within this designation include conser-

vation areas, public facilities and major Re-

gional and City parks.  City parks include sig-

nificant natural areas with conservation man-

agement objectives. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



d r a f t 

Plan Surrey | 2012 Official Community Plan 

40 

June 7, 2013 

The following are DEVELOPMENT  

CONSIDERATIONS for AGRICULTURAL des-

ignated areas: 

 

Property located within the ALR: 

 land uses are permitted in accordance with 

the Agricultural Land Commission Act, the 

regulations and the orders of the Commis-

sion and the Farm Practices Protection Act   

 non-farm uses require the approval of the 

Provincial Agricultural Land Commission 

 subdivision that creates new lots is discour-

aged without a demonstrated clear benefit 

to agriculture 

 ALR land exclusion applications are not sup-

ported except where there is a demonstrated 

clear benefit to agriculture within Surrey and 

where, for every 1 hectare of land removed 

from Surrey’s ALR, that a minimum of 2 hec-

tares of land within Surrey, is added into Sur-

rey’s ALR boundary.  

 

Property located outside the ALR: 

 uses are restricted to farming, rural residen-

tial and those uses compatible with farming 

 subdivision of land is generally limited to the 

creation of lots 2 hectares (5 acres) or larger. 

C
A

P
TI

O
N

 

Agricultural 
 

The AGRICULTURAL designation is intended to 

support agriculture, complementary land uses 

and public facilities.  This designation includes 

lands within the Agricultural Land Reserve 

(ALR) as well as rural land outside the ALR that 

is used for farming and various other comple-

mentary uses. 
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The following are DEVELOPMENT  

CONSIDERATIONS for RURAL designated 

areas: 

 

Subdivision: 

Subdivision of property in the RURAL designa-

tion is generally limited to lots of 0.8 hectares 

(2 acres) or larger. 

C
A

P
TI

O
N

 

Rural 
 

The RURAL designation is intended to support 

low-density residential uses and public facili-

ties on large properties that are not serviced 

by sanitary sewers and are not expected to be 

serviced in the foreseeable future. 
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The following are DEVELOPMENT  

CONSIDERATIONS for SUBURBAN designat-

ed areas: 

 

Densities: 

 Densities within the SUBURBAN designation 

may range up to a maximum of 10 units per 

hectare (4 units per acre) except for areas 

within 200 m of the Agricultural Land Re-

serve (ALR) edge, where densities are a max-

imum of 5 units per hectare (2 units per 

acre), limited in those suburban areas shown 

on Figure 5. 

 

Subdivision: 

Subdivision of property within the SUBURBAN 

designation is generally limited to lots with a 

minimum area of 0.2 hectares (0.5 acres), ex-

cept as shown in Figure 6. Where sufficient 

parkland is dedicated to the City, in accord-

ance with the provisions of the Zoning By-law, 

gross density subdivision may be permitted.   

 

 

C
A

P
TI

O
N

 

Suburban 
 

The SUBURBAN designation is intended to 

support low-density residential uses, comple-

mentary institutional, agricultural and small-

scale commercial uses and public facilities in 

keeping with a suburban neighbourhood char-

acter. 
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Figure 5: Suburban Density Exception Areas 
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Figure 6: Suburban Subdivision Exception Areas 

Panorama Ridge 

Semiahmoo 
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The following are DEVELOPMENT  

CONSIDERATIONS for SUBURBAN—URBAN 

RESERVE designated areas: 

 

Subdivision: 

In order to facilitate the efficient and effective 

development of planned urban neighbour-

hoods well into the future, subdivision of 

property within the SUBURBAN—URBAN RE-

SERVE designation shall be generally restricted 

to 2 hectares (5 acres) or larger. 

 

 

C
A

P
TI

O
N

 

Suburban—

Urban  

Reserve 
 

Land within the SUBURBAN—URBAN  

RESERVE designation is intended to support 

the retention of Suburban land uses in areas 

where future urban development is expected, 

subject to City Council initiation and the ap-

proval of comprehensive Secondary Plans  

such as Neighbourhood Concept Plans. 

 

Until Secondary Plans are approved and until 

the OCP land use designation is amended to 

conform to that approved Secondary Plan, 

land uses within this designation will follow 

the same requirements as those listed under 

the SUBURBAN  designation. 
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Figure 7: 

Future Development Areas 

Please Note: This map is to be used for information purposes only.  
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The following are DEVELOPMENT  

CONSIDERATIONS for URBAN RESIDENTIAL 

designated areas: 
 

Densities: 

 Densities within the URBAN RESIDENTIAL 

designation support up to 36 units per hec-

tare (15 units per acre) for development tak-

ing place within established or existing resi-

dential neighbourhoods, subject to neigh-

bourhood compatibility 

 Within comprehensively-planned Neigh-

bourhood Concept Plan areas and within 

Frequent Transit Development Areas 

(FTDAs), as shown in Figure 8, the URBAN 

RESIDENTIAL designation supports densities 

of up to 72 units per hectare (30 units per 

acre). 

 

Development Permits: 

Commercial, multiple unit residential and 

mixed-use developments within this designa-

tion are subject to the issuance of a Develop-

ment Permit, in accordance with DP1 of the 

Implementation Section of this OCP. 

C
A

P
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O
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Urban 

Residential 
 

The URBAN RESIDENTIAL designation is in-

tended to support low and medium density 

residential neighbourhoods.  Residential uses 

within this designation may include a range of 

forms such as detached and semi-detached 

houses as well as ground-oriented attached 

housing including townhouses and row hous-

es.   

 

Other complementary uses included in this 

land use designation are public facilities, plac-

es of worship, small-scale daycare facilities, 

schools, live-work units and small-scale neigh-

bourhood-serving shops.  
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The following are DEVELOPMENT  

CONSIDERATIONS for MULTIPLE RESIDEN-

TIAL designated areas: 

 

Densities: 

 Densities within the MULTIPLE RESIDENTIAL 

designation may range up to 1.5 FAR, sub-

ject to an appropriate interface with adja-

cent lower-density residential developments 

 Densities within the MULTIPLE RESIDENTIAL 

designation may exceed 1.5 FAR (or 2.0 in 

FTDAs as shown on Figure 8) in selected 

locations directly adjacent to existing or 

planned rapid transit stations 

 Densities within this designation may in-

crease up to 2.5 FAR within the City Centre 

Plan area (as shown on Figure 14) 

 Additional bonus densities may be granted 

in selected areas in exchange for the provi-

sion of sufficient community amenities in 

accordance with approved City policy. 

 

Development Permits: 

Commercial, multiple unit residential and 

mixed-use development within this land use 

designation is subject to the issuance of a De-

velopment Permit in accordance with DP1 of 

the Implementation Section of this OCP. 

C
A

P
TI

O
N

 

Multiple  

Residential 
 

The MULTIPLE RESIDENTIAL designation is in-

tended to support higher-density residential 

neighbourhood including local neighbour-

hood-serving commercial and community us-

es.  These higher-density neighbourhoods are 

typically located adjacent to COMMERCIAL, 

TOWN CENTRE OR CENTRAL BUSINESS DIS-

TRICT designations to support the vitality of 

these areas and also typically along frequent 

transit corridors.  

 

Subject to creating an appropriate interface 

with adjacent lower-density residential neigh-

bourhoods, residential uses in this designation 

may include apartment buildings (up to 6 sto-

reys), higher-density townhouses (typically 

with underground or structured parking areas) 

and supportive housing community care facili-

ties that are constructed as multiple-family 

buildings.  

 

Limited commercial and institutional uses may 

be supported within the MULTIPLE RESIDEN-

TIAL designation in mixed-use development, 

but commercial uses that have a large number 

of employees and/or that generate high traffic 

volumes are not supported.  Public facilities 

are also permitted within the MULTIPLE RESI-

DENTIAL designation. 
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Figure 8: 

City Centre, Town Centre and Rapid Transit Areas/Corridors 

TO BE REPLACED/

UPDATED 
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The following are DEVELOPMENT  

CONSIDERATIONS for COMMERCIAL desig-

nated areas: 

 

Densities: 

 Densities within the COMMERCIAL designa-

tion may range up to 1.5 FAR, subject to an 

appropriate interface with adjacent residen-

tial areas 

 Densities exceeding 1.5 FAR may be permit-

ted in select locations directly adjacent to 

existing or planned rapid transit stations or 

adjacent to TOWN CENTRE and CENTRAL 

BUSINESS DISTRICT designated areas.   

 

Development Permits: 

Commercial, multiple unit residential, mixed-

use and industrial developments within this 

designation are subject to the issuance of a 

Development Permit, in accordance with DP1 

of the Implementation Section of this OCP. 

C
A

P
TI
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Commercial 

 

The COMMERCIAL designation is intended to 

support major commercial developments, in-

cluding neighbourhood-serving and city-

serving retail and office developments.  Lands 

within the COMMERCIAL designation are  typi-

cally located in neighbourhood centres, along 

major roads , or in areas adjacent to TOWN 

CENTRE and CENTRAL BUSINESS DISTRICT 

designations. 

 

Primary uses within the COMMERCIAL desig-

nation are retail and stand-alone office uses 

including institutional offices.  Multi-unit resi-

dential uses may also be permitted in mixed-

use development provided that ground level 

uses are exclusively commercial.   

 

Limited light industrial uses may be permitted 

within this designation but these develop-

ments are subject to being compatible with 

adjacent land uses.  Public facilities are also 

permitted uses within the COMMERCIAL des-

ignation. 

 

 

 

 

 

TO BE REPLACED/

UPDATED 
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The following are DEVELOPMENT  

CONSIDERATIONS for INDUSTRIAL desig-

nated areas: 

 

Densities: 

 INDUSTRIAL densities may range up to ap-

proximately 1.0 FAR 

 Densities in the INDUSTRIAL designation are 

subject to providing appropriate site plan-

ning to support the efficient operation of 

industrial operations. 

 

Development Permits: 

Commercial developments are subject to the 

issuance of a Development Permit, in accord-

ance with DP1 of the Implementation Sec-

tion of this OCP. Industrial developments 

within this designation may be subject to the 

issuance of a Development Permit, in accord-

ance with DP1 of the Implementation Sec-

tion of this OCP. 

C
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Industrial 

 

The INDUSTRIAL designation supports light 

and heavy industrial land uses, including man-

ufacturing, warehouse, wholesale trade and 

equipment storage and repair.  Accessory uses 

that operate ancillary to a main industrial use 

may include limited office uses, caretaker’s 

residence, and commercial uses that are strict-

ly limited to supporting industrial activities.  

Public Facilities are permitted within the IN-

DUSTRIAL designation but retail uses and 

stand-alone office uses are generally not sup-

ported.  
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The following are DEVELOPMENT  

CONSIDERATIONS for MIXED EMPLOY-

MENT designated areas: 

 

Uses:  

Notwithstanding the overall intent of the 

MIXED EMPLOYMENT designation, large-

format retail commercial uses are not permit-

ted, except as shown in an approved Second-

ary Plan. 

 

Densities: 

 Development within the MIXED EMPLOY-

MENT designation may range up to 1.0 FAR 

and up to 1.5 FAR within Frequent Transit 

Development Areas, as shown in Figure 8 

 Development densities are subject to de-

signing an appropriate interface with adja-

cent lower-density residential neighbour-

hoods. 

 

Development Permits: 

Commercial developments are subject to the 

issuance of a Development Permit, in accord-

ance with DP1 of the Implementation Sec-

tion of this OCP.  Industrial developments 

within this designation may be subject to the 

issuance of a Development Permit, in accord-

ance with DP1 of the Implementation Sec-

tion of this OCP..  
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Mixed  

Employment 
 

The MIXED EMPLOYMENT designation is in-

tended to support a mix of industrial, com-

mercial, business and office uses that are not 

suited for locations within Town Centres or 

commercial centres.  Commercial use exam-

ples may include large-scale retail outlets with 

warehousing  requirements for furniture, 

building and landscaping supplies, outdoor 

storage and vehicle and equipment servicing, 

in select locations as shown in an approved 

Secondary Plan.  Office use examples include 

those related to industrial uses, construction 

trades, equipment assembly, repair and test-

ing, and large assembly uses.  Public facilities 

are permitted within the MIXED EMPLOYMENT 

designation. 

 

Industrial uses are encouraged to locate in 

MIXED EMPLOYMENT designated areas, ex-

cept heavy industry. 

 

Residential uses are not permitted in this land 

use classification except for accessory caretak-

er units.   

 

Commercial uses that do not require extensive 

outdoor areas or large format floor space, or 

that are not related to industrial uses are en-

couraged to locate in the COMMERCIAL, 

TOWN CENTRE or CENTRAL BUSINESS DIS-

TRICT land use designated areas. 
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The following are DEVELOPMENT  

CONSIDERATIONS for TOWN CENTRE des-

ignated areas: 

 

Densities: 

 Densities within the TOWN CENTRE designa-

tion differ according to each unique Town 

Centre as shown in Figures 9 through 13.  

 Densities within the TOWN CENTRE designa-

tion are calculated on a gross site area basis 

and may exceed densities as set out in City 

Council approved Secondary Plans and in se-

lected locations (shown in Figure 8) adjacent 

to existing or planned rapid transit station lo-

cations 

 Additional bonus densities may be granted  in 

exchange for the provision of sufficient com-

munity amenities in accordance with approved 

City policy. 

 

Development Permits: 

Commercial, multiple unit residential and 

mixed-use developments within this designa-

tion are subject to the issuance of a Develop-

ment Permit, in accordance with DP1 of the 

Implementation Section of this OCP. 
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Town Centre 
 

The TOWN CENTRE designation is intended to 

support the development of each of Surrey’s 

five Town Centres outside of the City Centre 

(Guildford, Fleetwood, Newton, Cloverdale, 

Semiahmoo) as the primary commercial, insti-

tutional, civic hearts of their community. 

 

Land uses within the TOWN CENTRE designa-

tion include public facilities, institutional and 

civic uses, commercial uses including stand-

alone and mixed office and retail develop-

ments, mixed-use commercial and multiple 

family residential developments and stand-

alone multiple family residential development 

subject to policies in approved Town Centre 

Plans.   

 

Industrial and lower-density residential uses, 

including detached and semi-detached hous-

ing, are discouraged within the TOWN CENTRE 

designation. 

 

Each of the five Town Centres included in this 

designation has its own unique character that 

should be reinforced through a high quality of 

urban design in public and private sector de-

velopment and the design of public space. 
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TO BE REPLACED/

UPDATED 

Figure 9: Guildford Town Centre Densities 

Figure: 10 Newton Town Centre Densities 

TO BE REPLACED/

UPDATED 



d r a f t 

 Land Uses and Densities 

55 

By-law No. : ****** 

Figure: 11 Semiahmoo Town Centre Densities 

Figure: 12 Cloverdale Town Centre Densities 
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Figure: 13 Fleetwood Town Centre Densities 
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The following are DEVELOPMENT  

CONSIDERATIONS for CENTRAL BUSINESS  

DISTRICT designated areas: 

 

Densities: 

 Densities within the CENTRAL BUSINESS 

DISTRICT are calculated on a gross site area 

basis with designations set out in the City 

Council-approved Surrey City Centre Plan 

 Development is encouraged to be at a mini-

mum of 3.5 FAR up to 7.5 FAR in selected 

locations adjacent to proposed and existing 

rapid transit areas (defined in the Surrey City 

Centre Plan) and as shown in Figure 14   

 Additional bonus densities may be granted  

in exchange for the provision of sufficient 

community amenities in accordance with 

approved City policy. 

 

Development Permits: 

Commercial, multiple-unit residential and 

mixed-use developments within the CENTRAL 

BUSINESS DISTRICT designation are subject to 

the issuance of a Development Permit in ac-

cordance with DP1 of the Implementation 

Section of this OCP. 
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Central  

Business  

District 
 

The CENTRAL BUSINESS DISTRICT designation 

is intended to support the continued develop-

ment of the Surrey City Centre as the primary 

commercial, civic, institutional, transit and high

-density residential centre for Surrey and as a 

primary metropolitan centre for the “South of 

the Fraser” areas of the Metropolitan Vancou-

ver region.  Urban design of public and private 

sector development of public spaces, includ-

ing streets, plazas and gathering spaces, is in-

tended to be of the highest quality to provide 

a vibrant, pedestrian-friendly and highly at-

tractive environment and to support invest-

ment and activity in the City Centre. 

 

Lands within this designation are intended for 

the highest density development in Surrey in 

order to support a vibrant commercial and 

civic centre and to support high-capacity rapid 

transit services.   

 

Stand-alone commercial retail and office de-

velopment, major institutional and civic devel-

opments, public facilities, transit stations, 

mixed-use commercial and residential devel-

opments are encouraged within the CENTRAL 

BUSINESS DISTRICT designation. 

 

Stand-alone, high-density residential apart-

ment development may be permitted in se-

lected areas within this designation as identi-

fied in the Surrey City Centre Plan. 
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Figure 14: 

Central Business District Densities 
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THEME A:  

GROWTH MANAGEMENT 
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THEME A | INTRODUCTION 
 
The City of Surrey has experienced significant and steady growth in population and employ-

ment over the past several decades and with expectation that this level of growth will continue 

through the 30-year planning horizon of this Official Community Plan.  This growth is fueled by 

strong regional in-migration and by the attractiveness and relative availability and affordability 

of land for urban development. 

 

Current population projections contained in the Metro Vancouver Regional Growth Strategy 

show Surrey’s population growing to 740,000 by the ear 2040.  This represents an increase of 

approximately 260,000 people over the next 30 years.  Employment is expected to reach 

290,000 jobs by the year 2040, an increase of approximately 130,000 over total jobs available 

today.  Managing and directing this expected growth in the most sustainable manner possible 

is a key goal of this Official Community Plan. 

 

The objectives in Theme A that guide the City’s growth management policies include directing 

high-density residential and commercial growth to the City Centre, Town Centres and frequent 

transit corridors, ensuring the efficient and integrated development of new neighbourhoods 

and encouraging sensitive infill development in appropriate locations. 

 

 

THEME A | OBJECTIVES 
 

1.   Establish priorities for accommodating population and employment growth. 

2.  Direct higher-density growth into the City Centre, Town Centres and frequent 

transit corridors. 

3.   Encourage infill development that is compatible with existing neighbourhoods. 

4.  Carefully plan new neighbourhoods to use urban land sensitively and efficiently.  
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THEME A:  
GROWTH  

MANAGEMENT 
 

 
 

 

SECTIONS: 

A1  Growth Priorities 

 

A2  Accommodating Higher 

 Density 

 

A3  Sensitive Infill 

 

A4  Efficient New  

 Neighbourhoods 
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A1  

Growth  

Priorities 
 

Establishing priorities for  

accommodating population 

and employment growth. 
 

A planned, compact form of urban develop-

ment will accommodate Surrey’s projected 

residential and business growth in a manner 

that: encourages the efficient use of public in-

frastructure and community amenities; reduces 

urban sprawl and pressure on agricultural land 

and natural habitat; and reduces energy con-

sumption and greenhouse gas emissions.  By 

establishing growth management priorities, 

the City is able to guide its growth in the most 

sustainable manner possible and encourage 

compact and efficient development. 

 

In order to meet Objective A1, the following 

policies apply: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A1 POLICIES | GENERAL 

 

A1.1 Support compact and efficient land devel-

opment that is consistent with the Metro 

Vancouver Regional Growth Strategy (RGS) 

(2011). 

 

A1.2 Ensure that urban development occurs with-

in the urban containment boundary shown 

in Figure 15. 

 

A1.3 Accommodate urban land development ac-

cording to the following growth manage-

ment priority areas:   

 

a. City Centre and Town Centre locations 

well-served by local services, infrastruc-

ture and transit, 

b. Vacant or under-developed commercial, 

mixed-use and multi-family locations in 

existing urban areas, particularly along 

transit corridors and areas well-served 

by existing community amenities and 

infrastructure, 

c. Serviced infill areas and redevelopment 

sites in appropriate locations within ex-

isting residential neighbourhoods, when 

developed compatibly with existing 

neighbourhood character,  

d. Comprehensively-planned new neigh-

bourhoods within approved Secondary 

Plan areas. 

 

A1.4 Strongly, discourage applications for urban 

expansion into the Agricultural Land Re-

serve, consistent with policies outlined in 

Objective E4 of this Official Community 

Plan.  

 

A1.5 Use the provision of municipal services and 

utilities as a means of supporting the 

growth management priorities, land use 

policies and community goals outlined in 

this Official Community Plan. 
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Figure 15: 

Surrey Urban Containment Boundary 

TO BE REPLACED/

UPDATED 
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A2  

Accommodating 

Higher Density 
 

Direct higher-density  

development to Surrey City 

Centre, Town Centres and  

Frequent Transit Corridors. 
 

As Surrey responds to the challenges of urban 

growth, climate change and demographic 

shifts, it will become increasingly important to 

align land uses and development densities 

with public transit investments.  Directing 

higher-density residential and commercial de-

velopment into Surrey City Centre, other Town 

Centres and key locations along major transit 

corridors creates opportunities for creating 

more vibrant and walkable centres, enhanced 

transit services and a critical mass of high-

quality spaces and amenities. 

 

In order to meet Objective A2, the following 

policies apply: 

 

 

 

 

 

 

 

 

 

 

 

 

 

A2 POLICIES | GENERAL 

 

A2.1 Direct higher density residential and mixed-

use development into Surrey City Centre, 

Town Centres and along frequent transit 

corridors consistent with the land uses and 

densities shown in the Land Uses and Den-

sities Section of this Official Community 

Plan, and in approved Secondary Plans. 

 

A2.2 Support residential and mixed-use develop-

ment densities within City Centre, Town 

Centres and in appropriate locations along 

frequent transit corridors, as shown in Fig-

ure 16, that are sufficient to encourage and 

support commercial development and the 

expansion of public transit services.   

 

A2.3 Encourage major, region-serving commer-

cial and retail centres and major institution-

al uses and facilities (e.g. health care, post-

secondary education, government services, 

recreational and cultural centres) to locate 

within City Centre.  Encourage community-

serving commercial and retail centres and 

institutional uses to locate within Town 

Centres in order to maximize their accessi-

bility to the public. 

 

A2.4 Direct stand-alone office uses to locate 

within City Centre, Town Centres and in 

appropriate frequent transit corridors where 

they are accessible by transit.  Limit large-

scale office development in industrial areas 

that are not easily accessible by transit. 

 

A2.5 Concentrate high-rise buildings taller than 

six storeys to locations within Surrey City 

Centre and Town Centres, consistent with 

approved Secondary Plans.  

 

A2.6 Support the redevelopment of frequent 

transit corridors that fall outside of Town 

Centres to a higher-density; concentrate 

these developments within Frequent Transit 

Development Areas (FTDA), as shown in 

Figure 16, at current or future rapid transit 

stations. 
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Figure 16: 

Centres and Frequent Transit Development Areas  

TO BE REPLACED/

UPDATED 
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A3  

Sensitive Infill 
 

Encourage infill development 

that is compatible with  

existing neighbourhoods. 
 

Infill development includes “filling in” vacant 

sites as well as replacing aging or under-

utilized development within established neigh-

bourhoods.  Infill development, particularly in 

areas adjacent to urban centres or major trans-

it corridors, is an important component of ac-

commodating Surrey’s growth in a sustainable 

manner; however, the nature, scale and char-

acter of infill development must be carefully 

managed and designed so that it contributes 

positively to its established neighbourhood 

context. 

   

In order to meet Objective A3, the following 

policies apply: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A3 POLICIES | GENERAL 

 

A3.1 Permit gradual and sensitive residential in-

fill within existing neighbourhoods, particu-

larly in areas adjacent to Town Centres, 

neighbourhood centres and transit corri-

dors, in order to increase transit viability, 

utilize existing transportation infrastructure 

and implement improvements to the public 

realm. 

 

A3.2 Encourage the development of remaining 

vacant lands in urban neighbourhoods to 

utilize existing infrastructure and amenities 

and to enhance existing neighbourhood 

character and viability. 

 

A3.3 Require redevelopment and infill develop-

ment to contribute to neighbourhood con-

nectivity and walkability and to enhance 

public open spaces and greenspaces within 

existing neighbourhoods. 

 

A3.4 Retain existing trees, natural and heritage 

features in existing neighbourhoods, where 

possible, in order to preserve neighbour-

hood character and ecology. 

 

A3.5 Support infill development that is appropri-

ate in scale and density to its neighbour-

hood context and that uses compatible de-

sign to reinforce neighbourhood character. 

 

A3.6 Encourage innovative housing and build-

ings including affordable units, energy-

efficient and water-conserving designs and 

innovative waste reduction and sustainabil-

ity features that are compatible with the 

scale and context of existing neighbour-

hoods.   

 

A3.7 Encourage local neighbourhood commer-

cial centres and associated local gathering  

places to appropriately locate within exist-

ing neighbourhoods in order to increase 

walking and cycling options and contribute 

to neighbourhood character. 



d r a f t 

Theme A | Growth Management 

71 

By-law No. : ****** 

A3 POLICIES | GENERAL (cont.) 

 

A3.8 Seek partnerships with other governments 

and public and non-profit agencies, includ-

ing the School District No. 36, to enhance 

community facilities and meeting places 

within existing neighbourhoods. 

 

A3.9 Conduct neighbourhood planning process-

es with local residents to determine the 

appropriate density, scale, transition design, 

transportation improvements, style and 

character of infill development within each 

neighbourhood.   
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A4  

Efficient New 

Neighbourhoods 
 

Carefully plan new  

neighbourhoods for the  

efficient and sensitive use of 

urban land. 
 

New suburban neighbourhoods are anticipat-

ed in approved General Land Use Plans for 

specific areas of Surrey.  These areas are within 

the urban containment boundary set out in 

the Metro Vancouver Regional Growth Strategy 

and are an important part of the region’s 

growth management strategy.  As land for new 

urban areas becomes more limited, it is in-

creasingly important that development is care-

fully planned to be compact, to use urban land 

and public infrastructure efficiently, and to en-

courage healthy lifestyles and transportation 

choices. 

   

In order to meet Objective A4, the following 

policies apply: 

 

 

 

 

 

 

 

 

 

 

 

 

A4 POLICIES | GENERAL 

 

A4.1 Plan and develop new neighbourhoods 

with an emphasis on compact forms of de-

velopment that:  

 

 effectively utilize land, public infrastruc-

ture and City resources  

 enhance neighbourhood quality 

 reduce development pressures on agri-

cultural and environmentally sensitive 

lands. 

 

A4.2 Encourage the full and efficient build-out of 

existing planned urban areas in order to: 

 

 achieve planned capacities 

 balance residential and business devel-

opment 

 use infrastructure efficiently 

 provide housing options 

 create local commerce and workplaces 

 provide amenities for residents. 

 

A4.3 Prevent urban development and the exten-

sion of City services to support subdivision 

in rural and suburban areas, except in ac-

cordance with approved Secondary Plans, 

or in Local Improvement Areas. 
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A4 POLICIES | SECONDARY PLAN AREAS 

 

A4.4 Plan new urban neighbourhoods, in a se-

quential manner, through Neighbourhood 

Concept Plan (NCP) processes in areas with 

approved General Land Use Plans, including 

the Grandview Heights, Clayton and South 

Port Kells areas, as identified in Figure 7. 

 

A4.5 Conduct appropriate background studies in 

proposed NCP areas that examine issues 

and topics such as environmental and herit-

age resources, integrated stormwater man-

agement, servicing and traffic impacts, mar-

ket analysis and other relevant information 

to ensure their effective consideration of 

the Neighbourhood Concept Plan process. 

 

A4.6 Support the initiation of new Neighbour-

hood Concept Plan processes where the 

following criteria can be demonstrated: 

 

 existing approved NCPs within the sub-

ject General Land Use Plan area can ac-

commodate less than five years of pro-

jected residential growth capacity 

 there is a demonstrated demand for new 

housing in a specific area of the City 

 there is demonstrated support for initi-

ating an NCP, by affected land owners, 

consistent with the procedures outlined 

in the Implementation Section of this 

Official Community Plan 

 major infrastructure systems may be 

reasonably extended in a logical and 

cost effective manner to service the pro-

posed NCP area. 

 

A4.7 Engage the community in local planning 

processes through public meetings and Cit-

izen Advisory Committees (CAC) made up 

of citizens representing the interests of lo-

cal landowners, surrounding neighbour-

hoods and the community-at-large.  

 

 

 

 

 

 

A4.8 Integrate servicing and financial strategies 

into Secondary Plans to ensure sufficient 

infrastructure services and development 

revenues to support the planned land uses 

and community amenities that are required 

for new development, on a “development 

pays” basis. 

 

A4.9 Receive and process land development ap-

plications for rezoning, Development Permit 

or subdivisions only after Stage 1 of a 

Neighbourhood Concept Plan is approved.  

Final approval of development applications 

that are consistent with the Neighbourhood 

Concept Plan will only be considered after 

Stage 2 of the NCP is approved and only as 

is consistent with the procedures outlined in 

the Implementation Section of this Official 

Community Plan. 
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THEME B:  

CENTRES, CORRIDORS AND 

NEIGHBOURHOODS 

TO BE REPLACED/

UPDATED 
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THEME B | INTRODUCTION 
 
As a large and geographically diverse city, Surrey is made up of six communities, each of which 

is focused on an urban centre (City Centre and five Town Centres) and each of which is com-

prised of a set of distinct neighbourhoods with their own local focal points.  

 

The City is committed to strengthening City Centre and each Town Centre as the primary focus 

for social life, culture and commerce within its surrounding community.  Each Town Centre is 

unique and this Official Community Plan encourages the development of a distinctive character 

and function for each one.  In addition, City Centre is positioned as the primary social, cultural 

and commercial core for all of Surrey and the entire “South of the Fraser” region.   

 

Surrey’s urban centres are supported and linked by frequent transit corridors which are appro-

priate locations for development intended to support the viability of public transit and active 

transportation. 

 

The objectives contained in Theme B provide guidance on the design, development and 

maintenance of sustainable and liveable local neighbourhoods.  Local neighbourhoods are de-

signed to be both internally focused towards local parks, schools and amenities, while also be-

ing linked into a city-wide networks of parks, greenways and transportation corridors.  

 

 

THEME B | OBJECTIVES 
 

1.   Strengthen City Centre as a dynamic, attractive and complete metropolitan cen-

tre. 

2.   Develop each Town Centre as the distinctive social, cultural and commercial  

 centre of its community. 

3.   Support transit-oriented development along major corridors linking urban centres 

and employment areas. 

4.   Build complete, walkable and green neighbourhoods. 

5.   Retain and enhance memorable natural and built features and places. 

6.   Encourage beautiful and sustainable urban design. 
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THEME B:  
CENTRES, CORRIDORS  

AND  

NEIGHBOURHOODS 
 

 
 

 

 

SECTIONS: 

B1  Dynamic City Centre 

 

B2  Distinctive Town Centres 

 

B3  Transit Corridors 

 

B4  Healthy Neighbourhoods 

 

B5 Memorable Features 

 

B6 Urban Design  

TO BE REPLACED/

UPDATED 
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B1  

Dynamic 

City Centre 
 

Strengthen Surrey’s City  

Centre as a vibrant, complete 

and attractive Metropolitan 

Core.  

 

Surrey’s vision for its City Centre is of a Metro-

politan Core planned as a primary focus for 

employment, services, higher-density housing, 

commercial, cultural, entertainment, institu-

tional and mixed-uses, supported by an inte-

grated rapid transit system.   

 

A strong, positive image will act as a catalyst 

for attracting greater attention to Surrey as a 

place to invest and do business, which will 

benefit the Town Centres and the City as a 

whole.  Locating higher-order public buildings, 

amenities and services in the downtown area, 

including Surrey’s City Hall, signals confidence 

in the City Centre’s future and will help lever-

age the private sector investments that pro-

vide components of a quality downtown expe-

rience for residents, workers and visitors. 

 

In order to meet Objective B1, the following 

policies apply: 

 

 

 

 

 

 

B1 POLICIES | GENERAL 

 

B1.1 Develop City Centre as the primary com-

mercial centre for Surrey and as the Metro-

politan Core for the entire ‘South of Fraser’ 

region. Support the highest densities of 

residential, commercial and mixed-use de-

velopments within City Centre, as shown 

within the Surrey City Centre Plan. 

 

B1.2 Build on existing strengths and amenities 

such as views, transportation connections, 

major public investments, public institu-

tions, adjacent green spaces, natural herit-

age and cultural heritage to provide a com-

petitive business environment and distinc-

tive and attractive Sense of Place for City 

Centre. 

 

B1.3 Concentrate the highest density of residen-

tial and mixed-use development within City 

Centre in areas near existing and planned 

rapid transit stations. 

 

B1.4 Densities for commercial, multi-family resi-

dential and mixed-use developments in City 

Centre (see Land Use and Density Sec-

tion) may be calculated based on gross site 

area where the City has requested land 

dedication for pathways, roadways, green 

spaces, amenities or utility installations. 
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B1 POLICIES | LAND USES 

 

B1.5 Locate major institutional, cultural, social 

service and civic facilities in City Centre such 

as libraries, recreation facilities, visual and 

performing art spaces, entertainment spac-

es, health-related service providers and 

high density government offices.   

 

B1.6 Support the expansion of the professional 

and knowledge-based sectors by encourag-

ing post-secondary educational institutions, 

and any associated secondary businesses 

associated with them, to locate and expand 

within City Centre.    

 

B1.7 Support the expansion of a medical and 

health precinct in City Centre adjacent to 

and around Surrey Memorial Hospital. Sup-

port the growth of new businesses and ser-

vices associated with the medical and 

health professions. 

 

B1.8 Develop and expand facilities designed for  

conventions and entertainment in City Cen-

tre to support the tourism, hospitality and 

hotel industries.  

 

B1.9 Encourage the growth of major retail and 

office development within City Centre that 

serves the region and capitalizes on transit 

access and a central location. 

 

B1.10 Support the placement of local-serving en-

tertainment facilities within City Centre, par-

ticularly movie theatres and indoor recrea-

tion venues. 

 

B1.11 Provide adequate and attractive public 

spaces and facilities to support major festi-

vals, events and public gatherings. 

 

 

 

 

 

 

 

B1 POLICIES | PARKS AND GREENWAYS 

 

B1.12 Develop fully accessible major urban parks, 

open spaces and public plazas in City Cen-

tre.   

 

B1.13 Provide for open spaces by including new 

neighbourhood parks and mini-plazas with-

in walking distance (approximately 400 m) 

of high density development and multi-

family residences.    

 

B1.14 Support an enhanced public realm by creat-

ing a series of walkways and streets linked 

throughout the City Centre and to Green 

Timbers Urban Forest. Support active trans-

portation opportunities and allow residents 

and workers to connect to nature in their 

neighbourhoods (e.g. BC Parkway project). 

 

B1.15 Augment public parks and plazas by sup-

porting the provision of publicly-accessible 

outdoor spaces, such as plazas and garden, 

within private sector development and in 

appropriate locations along public streets 

and walkways.    
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B1 POLICIES | TRANSIT 

 

B1.16 Work with TransLink to focus and increase 

convenient and affordable transit infra-

structure and services within, to and from, 

City Centre.  

 

B1.17 Ensure transit infrastructure and stations 

contribute to a high quality urban environ-

ment by integrating development with 

transit station design and location. 

 

B1.18 Continue to support the role of Surrey’s 

City Centre as a focus for transit services 

throughout Surrey and as a major transit 

hub for “South of the Fraser” communities,  

including connections to other parts of the 

Metro Vancouver region.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

B1 POLICIES | DISTRICT ENERGY 

 

B1.19 Pursue and promote District Energy oppor-

tunities in City Centre to meet Surrey’s 

growing energy needs and reduce green-

house gas emissions.   

 

B1.20 Increase the energy efficiency of existing 

development within City Centre by working 

with private property owners to connect 

existing development to new and emerging 

Surrey-based District Energy systems, as 

opportunities become available.   

 

B1.21 Require new development in City Centre to 

be compatible with and able to connect to 

the Surrey District Energy system, as set out 

in the City of Surrey District Energy System 

By-law. 
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B1 POLICIES | STREETS  

 

B1.22 Plan and develop a road network (see Sur-

rey City Centre Plan) that supports high 

density development, allows the convenient 

and safe movement of pedestrians and cy-

clists and the efficient movement of vehi-

cles.  

 

B1.23 Create an interconnected, short-block, finer

-grained network of public streets in City 

Centre to distribute traffic and to support 

direct, pleasing and safe pedestrian and 

cycle movements. 

 

B1.24 Increase the efficiency of movement within 

the City Centre, as development occurs, by 

constructing, maintaining and integrating 

an overall laneway network into the whole 

City Centre road system. 

 

B1.25 Consider opportunities to expand on-street 

parking, wherever feasible, to provide a 

buffer between pedestrians and moving 

vehicles and to enhance street-fronting re-

tail business viability.  

 

 

 

 

 

 

B1.26 Design King George Boulevard through City 

Centre as a ‘Great Street’.  Create an attrac-

tive pedestrian environment while also 

maintaining King George Boulevard as an 

important traffic and transit corridor. 

 

B1.27 Facilitate safe pedestrian crossings of major 

arterial roads and large intersections.  

 

B1.28 Support City Centre’s role in Surrey’s eco-

nomic vitality by ensuring there is conven-

ient and efficient goods movement into, 

within, and through City Centre while also 

supporting the long-term reduction of re-

gional truck traffic along King George 

Boulevard through City Centre.   

 

B1.29 Ensure new and existing streets in City Cen-

tre accommodate as many street trees as 

possible.  Redevelopment sites shall priori-

tize the provision of street trees through 

retention or new plantings and shall take 

steps to ensure planting conditions are 

suitable for long-term, healthy tree growth. 
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B1 POLICIES | URBAN DESIGN 

 

B1.30 Implement high architectural and urban 

design standards for development within 

City Centre and create a public realm that is 

safe, beautiful, active and vibrant.  

 

B1.31 Enhance the identity and definition of City 

Centre by creating strong and memorable 

gateways.   

 

B1.32 Develop a dramatic and engaging City Cen-

tre skyline appropriate to a major regional 

downtown.  Support the construction of 

high-rise and landmark architecture build-

ings in appropriate locations. 

 

B1.33 Create comfortable, attractive, human-

scaled streets with wide sidewalks, en-

hanced landscaping, the addition of quality 

street furniture and the installation of at-

tractive, pedestrian-oriented lighting and 

public art at key locations. 

 

B1.34 Ensure individual developments integrate 

and coordinate with adjacent sites in terms 

of building orientation, circulation systems 

and landscaping elements.  

 

B1.35 Significantly reduce the number and size of 

large surface parking lots in City Centre, 

particularly those located between a build-

ing and the street.  Support zero-lot line 

development in City Centre to create pe-

destrian-friendly, urban-based development 

designs. 

 

B1.36 Consider opportunities to reduce parking 

requirements where developments are well-

served by frequent transit service. 

 

 

 

 

 

 

 

B1 POLICIES | HOUSING DIVERSITY 

 

B1.37 Address the integrated affordable housing 

and social service needs of vulnerable resi-

dents in City Centre in partnership with Pro-

vincial government agencies, BC Housing, 

the Fraser Health Authority and the non-

profit sector. 

 

B1.38 Support a balanced demographic communi-

ty in City Centre by maintaining a diversity 

of housing types and unit sizes, including 

housing for seniors and families with chil-

dren. 

 

B1.39 Retain and increase the supply of affordable 

rental housing in City Centre, including units 

that accommodate families.   

 

B1.40 Support the retention of detached housing 

in Urban-designated neighbourhoods with-

in the City Centre Plan area while discourag-

ing the construction of low-density de-

tached housing in areas of the City Centre 

Plan that are intended for higher density 

development.   
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B2  

Distinctive 

Town Centres 
 

Develop each Town Centre as 

the social, cultural and  

economic centre of its  

community. 
 

Town Centres serve the commercial, recrea-

tional, cultural and social needs of local resi-

dents and visitors.  These centres are also plac-

es with a sufficient residential density to sup-

port these urban services.  Concentrated resi-

dences and services such as shops, offices, in-

stitutions and cultural and entertainment uses 

allow for efficient transportation networks—

walking and cycling—as well as a viable, fre-

quent public transit network.  The density of 

development investment in centres also allows 

diverse, vibrant and active public spaces to 

flourish with a high level of urban design.   

 

In order to meet Objective B2, the following 

policies apply: 

 

 

 

 

 

 

 

 

 

 

 

 

B2 POLICIES | GENERAL 

 

B2.1 Support each Town Centre (Guildford, Fleet-

wood, Newton, Semiahmoo and Cloverdale) 

(as shown on Figure 17) as the primary 

centre for its community, the location of 

higher intensity urban development, and 

the location of community-serving civic, 

cultural, social and recreational facilities.   

Support the City Centre as the Town Centre 

for the Whalley community as well as the 

primary centre for Surrey as a whole.  

 

B2.2 Complete and/or update secondary plans 

(as needed) to provide guidance on land 

use, density, urban design, transportation 

networks, infrastructure requirements, and a 

distinctive character for each Town Centre. 

 

B2.3 Densities for commercial, multi-family resi-

dential and mixed-use developments in 

Town Centres (see Land Use and Density 

Section) may be calculated based on gross 

site area where the City has requested land 

dedication for pathways, roadways, green 

spaces, amenities or utility installations.  

Where this density calculation conflicts with 

existing Town Centre plans, the policies 

within the Town Centre plan shall take prec-

edence. 
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Figure 17: 

Town Centres 

TO BE REPLACED/

UPDATED 
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Guildford 

GUILDFORD TOWN CENTRE IS KNOWN FOR ITS RETAIL FOCUS, SPECIFICALLY THE GUILDFORD TOWN CENTRE MALL 

(GUILDFORD SHOPPING CENTRE) LOCATED BETWEEN 104 AND 100 AVENUES AND 152 AND 148 STREETS.  

GUILDFORD SHOPPING CENTRE WILL SOON BE THE BIGGEST SHOPPING CENTRE SOUTH OF THE FRASER WHICH BEN-

EFITS FROM THE EASY ACCESS TO THE TRANS CANADA HIGHWAY (HIGHWAY NO. 1).  GUILDFORD TOWN CENTRE IS 

CHARACTERIZED BY LOW-DENSITY COMMERCIAL DEVELOPMENT, SOME STAND-ALONE HIGH DENSITY COMMERCIAL 

DEVELOPMENTS AND OLDER, WALK-UP STYLE APARTMENT BUILDINGS.  HIGHER RESIDENTIAL DEVELOPMENT IS 

GRADUALLY TAKING PLACE.     

Fleetwood 

THE SMALL-SCALE COMMERCIAL DEVELOPMENTS CURRENTLY SCATTERED AROUNG THE INTERSECTION OF FRASER 

HIGHWAY AND 160 STREET EVOLVED IN THE PAST TO SERVE THE SEMI-RURAL COMMUNITY OF FLEETWOOD.  A 

MORE SUBSTANTIAL COMMERCIAL NODE EXISTS AT 152 STREET AND THE FRASER HIGHWAY.  THIS COMMERCIAL 

NODE WAS CONSIDERED TO BE THE CENTRE OF THE FLEETWOOD COMMUNITY UNTIL THE 1986 OFFICIAL COMMU-

NITY PLAN PERMITTED A MAJOR EASTWARD EXPANSION OF URBAN LAND USES WITHIN FLEETWOOD.  AS A RESULT 

OF THIS EXPANSION, THE INTERSECTION OF 84 AVENUE AND 160 STREET WAS DESIGNATED AS THE TOWN CENTRE 

OF FLEETWOOD DUE TO ITS MORE CENTRAL LOCATION WITHIN THE ENTIRE FLEETWOOD AREA.  OVER THE PAST FIVE 

YEARS, FLEETWOOD HAS SEEN A SIGNIFICANT AMOUNT OF TOWNHOUSE DEVELOPMENT ADJACENT AND NEAR THE 

FRASER HIGHWAY.  THE FRASER HIGHWAY HAS ALSO BEEN DESIGNATED AS A FREQUENT TRANSIT DEVELOPMENT 

AREA IN METRO VANXOUVER’S REGIONAL GROWTH STRATEGY.  THIS DESIGNATION, COUPLED WITH THE RAPID 

GROWTH OF MULTIPLE FAMILY RESIDENTIAL, HAS INCREASED THE NEED TO EXPAND, NOT ONLY COMMERCIAL USES 

WITHIN THE FLEETWOOD TOWN CENTRE, BUT TO ALSO ACCOMMODATE HIGHER DENSITIES IN THOSE AREAS THAT 

WOULD DIRECTLY BENEFIT FROM THE ADDITION OF A RAPID TRANSPORTATION SYSTEM. 

 

TO BE REPLACED/

UPDATED 

TO BE REPLACED/

UPDATED 
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Newton 

THE NEWTON TOWN CENTRE IS SITUATED ADJACENT TO KING GEORGE BOULEVARD AND 72 AVENUE.  THIS TOWN 

CENTRE HOSTS A VARIETY OF LAND USES INCLUDING CIVIC AND RECREATIONAL FACILITIES, TRANSIT, RETAIL, COM-

MERCIAL, LIGHT INDUSTRIAL AND MEDIUM-TO-HIGH DENSITY RESIDENTIAL.   

Cloverdale 

AS SURREY’S FIRST CITY CENTRE, CLOVERDALE TOWN CENTRE IS THE HEART OF A COMMUNITY WITH A VERY RICH 

HISTORICAL PAST.  WITH ONE OF SURREY’S MORE RECOGNIZABLE MAIN STREETS, CLOVERDALE TOWN CENTRE 

BOASTS MANY HERITAGE BUILDINGS AND A UNIQUE, IDENTIFIABLE CHARACTER.  SITUATED ADJACENT TO HIGHWAY 

10 AND 176 STREET, CLOVERDALE TOWN CENTRE HAS NOT GROWN AS QUICKLY AS OTHER TOWN CENTRES IN 

SURREY DUE TO THE IMMENSE COMPETITION FROM LANGLE’YS WILLOWBROOK MALL.  CLOVERDALE DOES HAVE 

THE ADVANTAGE  OF DISTINCTIVENESS HOWEVER, WHICH CAN BE USED TO ATTRACT INVESTMENT AND REMAIN A 

VIABLE AND IMPORTANT AREA FOR SURREY AND CLOVERDALE RESIDENTS ALIKE.   
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Semiahmoo 

 

THE SEMIAHMOO TOWN CENTRE IS A VIBRANT, PEDESTRIAN-FIRENDLY PLACE WITH A MIX OF SHOPPING, SERVICES, 

ENTERTAINMENT AND AMENITIES.  EXPANDING ALL OF THESE ELEMENTS AND INCREASING RESIDENTIAL DENSITIES IS 

THE INTENDED VISION FOR SEMIAHMOO, SUSTAINING THE VIBRANT AND UNIQUE CHARACTER OF SOUTH SURREY’S 

TOWN CENTRE.  LOCATED PRIMARILY ALONG 152 STREET BETWEEN 21A AVENUE AND 16 AVENUE, THE SEMI-

AHMOO TOWN CENTRE ALSO CONNECTED WEILL TO SERVICES, AMENITIES, COMMERCIAL AND RETAIL USES AND HIGH 

DENSITY DEVELOPMENT IN WHITE ROCK.   

Whalley/City Centre 

SURREY’S CITY CENTRE IS A DIVERSE NEIGHBOURHOOD THAT OFFERS MAJOR SHOPPING AND RECREATION FACILI-

TIES INCLUDING BEAR CREEK PARK, HOLLAND PARK AND GREEN TIMBERS URBAN FOREST.  HOME TO SURREY’S 

ONLY HOSPITAL, SURREY MEMORIAL HOSPITAL, THE COMMERCIAL CORE SUPPORTS THE DEVELOPMENT OF A BUR-

GEONING CIVIC PRECINCT INCLUDING THE CONSTRUCTION OF A NEW REGIONAL LIBRARY, A NEW CITY HALL AND 

POTENTIALLY A NEW PERFORMING ARTS CENTRE.  THE CITY CENTRE IS SURREY’S DOWNTOWN, A THRIVING URBAN 

COMMUNITY IDENTIFIED IN METRO VANCOUVER’S REGIONAL GROWTH STRATEGY AS A SECOND METROPOLITAN 

CORE MAKING SURREY’S CITY CENTRE OF STRATEGIC IMPORTANCE ON BOTH A LOCAL AND REGIONAL LEVEL. 

 

CITY CENTRE IS THE FOCUS OF A LARGE AMOUNT OF NEW RESIDENTIAL AND COMMERCIAL DEVELOPMENT AND 

GREATLY BENEFITS FROM CONVENIENT ACCESS TO THE SKYTRAIN WHICH PROVIDES RAPID TRANSIT TO VANCOUVER 

AND THE REGION NORTH OF THE FRASER RIVER.  IT IS ANTICIPATED THAT EXTENSIVE GROWTH WILL TAKE PLACE 

WITHIN CITY CENTRE, ACCOUNTING FOR OVER 75,000 PEOPLE BY 2041 AND ACCOMMODATING EXTENSIVE OFFICE 

AND COMMERCIAL USES.  NEW CONSTRUCTION HAS TAKEN PLACE WITHIN CITY CENTRE INCLUDING A NEW CHUCK 

BAILEY STADIUM, SENIOR’S CENTRE, NORTH SURREY RECREATION CENTRE, RCMP E DIVISION OFFICE, SURREY 

MEMORIAL HOSPITAL OUTPATIENT CARE FACILITY AND EXPANSION OF THE SURREY SFU CAMPUS.  ADDITIONAL-

LY, CITY-WIDE CULTURAL EVENTS ARE HELD IN CITY CENTRE SUCH AS SURREY’S WINTERFEST AND THE EVER-

POPULAR FUSION FESTIVAL. 

 

TO BE REPLACED/

UPDATED 

TO BE REPLACED/

UPDATED 
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B2 POLICIES | LAND USES 

 

B2.4 Support economic and cultural vitality in 

Town Centres by encouraging higher-

density residential and retail development. 

 

B2.5 Locate community-serving commercial uses 

in Town Centres to maximize accessibility 

and minimize impacts on residential areas.   

 

B2.6 Encourage co-locating or clustering com-

plementary businesses and service uses 

within Town Centres to support compact 

employment areas so as to reduce the need 

for multiple trips to access these services. 

 

B2.7 Plan Town Centres to accommodate a wide 

range of households throughout their life 

cycle, including multi-generational house-

holds, seniors, and families with children. 

 

B2.8 Locate centres for community life such as 

recreation centres, gathering places, public 

institutions and cultural spaces in or adja-

cent to Town Centres.  

 

B2.9 Locate special city-wide facilities such as a 

museums, tourist destinations, specialized 

open spaces or public facilities within Town 

Centres, where it is appropriate to do so 

and where it also provides a distinct role 

and identity for the community.  

 

B2.10 Ensure that land uses and densities of 

emerging nodes including Grandview 

Heights, Clayton and South Port Kells 

evolve in a complementary manner to exist-

ing Town Centres. 

 

 

 

 

 

 

 

 

 

 

B2 POLICIES | TRANSPORTATION 

 

B2.11 Ensure that Town Centres are well-

connected to adjacent neighbourhoods by 

creating a fine grain network of local streets 

and walkways.  Support walking, cycling, 

transit use and vehicle access to a Town 

Centre from nearby neighbourhoods. 

 

B2.12 Consider opportunities to reduce parking 

requirements within Town Centres that are 

well-served by frequent transit service. 

 

B2.13 Discourage auto-oriented development 

such as drive-thrus and large-format retail, 

within Town Centres. 

 

B2.14 Encourage underground parking and pro-

vide landscaped open spaces and pedestri-

an environments in place of surface park-

ing.   

 

B2.15 Connect Town Centres with one another 

and with City Centre through safe, direct 

and frequent transit routes, arterial roads, 

bike routes and major greenways.    
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B2 POLICIES | PLACE-MAKING 

 

B2.16 Create a distinct character for each Town 

Centre, consistent with its community con-

text, by building on existing natural and 

cultural assets.  Enhance Town Centre dis-

tinctiveness by: 

 

 Promoting, preserving and enhancing 

unique characteristics such as architec-

tural styles, built and natural heritage, 

cultural heritage, social gathering 

spaces, places of worship, landmark 

buildings, landscapes or signs 

 Creating distinctive gateways and 

identification signs at main entrances  

 Coordinating a characteristic design 

style by coordinating the use of signs, 

banners, public art, paving materials 

and patterns, street trees, street lights 

and site furnishings 

 Emphasizing a high standard of urban, 

landscaping and architectural design 

 Branding and beautification efforts. 

 

 

 

 

 

 

 

B2 POLICIES | PARKS AND GREENSPACE 

 

B2.17 Develop a central, universally-accessible 

urban park in each Town Centre. Where 

possible, locate the park adjacent to com-

munity facilities (libraries and recreation 

centres) and design and program it for 

community events and gatherings.    

 

B2.18 Use linear corridors, walkways, greenways, 

streets and other functional open spaces to 

connect the public to private outdoor spac-

es such as plazas and squares.      

 

B2.19 Link Town Centre parks and open spaces to 

the city-wide network of greenways. 
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B3  

Transit Corridors  
 

Support Transit Oriented  

Development along major 

corridors linking centres and 

employment areas. 
 

Transit Oriented Development (TOD) focuses 

on creating compact, complete urban neigh-

bourhoods with higher density mixed uses 

that align with and support frequent transit 

service.  TOD helps to reduce greenhouse gas 

emissions by supporting active and public 

transportation choices and relieves congestion 

on busy streets by reducing reliance on the 

automobile.  In order to develop a transit-

oriented city, it is important to locate higher 

density development in appropriate locations 

along existing and proposed Frequent Transit 

Corridors.    

 

In order to meet Objective B3, the following 

policies apply: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

B3 POLICIES | GENERAL 

 

B3.1 Support higher-density residential, com-

mercial and mixed-use development in ap-

propriate locations along existing and 

planned Frequent Transit Corridors outside 

of Town Centres.   
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Figure 18: Frequent Transit Development Types 

For the purposes of this section of the OCP, the following definitions apply: 

 

Frequent Transit Corridors 

These are urban areas located along TransLink’s Frequent Transit Network (as shown on Figure 

5). 

Frequent Transit Development Areas 

These areas are located outside of Town Centres (as shown on Figure 10) where higher densities 

may be expected to be permitted and in accordance with the Land Use and Density Section of 

this Official Community Plan. 

Rapid Transit Station Areas  

These areas are urban nodes located within 400 meters of existing or planned rapid transit sta-

tions.  These station areas may be located within the City Centre, a Town Centre, a Frequent 

Transit Development Area or along other parts of a Frequent Transit Corridor. 

TRANSIT CORRIDOR  

NEIGHBOURHOOD CORRIDOR  
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B3 POLICIES | LAND USE AND DENSITY 

 

B3.2 Encourage mixed-use development within 

Commercial and Multiple Residential land 

use designations along Frequent Transit 

Corridors, particularly within planned or 

existing Rapid Transit Station Areas.  

 

B3.3 Support redevelopment opportunities for 

medium-density, street-oriented, mixed-

use infill along identified Frequent Transit 

Development Areas that is sensitive to the 

character of existing residential areas.   

 

B3.4 Encourage the retention and development 

of affordable housing along transit corri-

dors, particularly along Frequent Transit 

Corridors and within existing or planning 

Rapid Transit Station Areas.  

 

B3.5 Define the extent of higher density within 

Frequent Transit Development Areas, in 

consultation with TransLink and the local 

community.  

 

 

B3 POLICIES | URBAN DESIGN 

 

B3.6 Orient new buildings to directly face and 

front onto streets along all transit corridors, 

providing convenient access to residences 

and businesses from transit.   

 

B3.7 Ensure safe, convenient and universally-

accessible pedestrian and cycle access from 

adjacent neighbourhoods to transit stations 

and bus stops. 

 

B3.8 Encourage development that supports in-

creased transit, pedestrian and cycle use 

along existing or planned frequent transit 

corridors by: 

 

 Creating attractive public places at 

major arterial intersections and/or ma-

jor development sites that are accessi-

ble to the public and serve as neigh-

bourhood gathering places 

 Providing generous sidewalk widths 

that are free of obstacles and are fin-

ished with a high level of pedestrian 

amenities such as street lighting, street 

trees, landscaped boulevards, transit 

shelters, benches and seating areas 

 Considering transit-priority measures 

such as reserved lanes, signal pre-

emption and bus bulges to increase 

passenger comfort and reduce delays 

 Placing parking underground or at the 

rear of buildings 

 Minimizing the number and width of 

driveway entrances on arterial roads or 

along existing or planned Frequent 

Transit Corridors. 
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B4  

Healthy 

Neighbourhoods 
 

Build complete and walkable 

green neighbourhoods. 
 

Complete, walkable and green neighbour-

hoods provide opportunities for working, liv-

ing and recreation while accommodating the 

needs of all age groups and abilities.  These 

neighbourhoods are safe to move around in, 

provide a mix of housing types for a range of 

incomes and households, provide efficient  

transportation alternatives and offer accessible 

natural areas. 

 

The City of Surrey is committed to planning 

and supporting neighbourhoods that provide 

a high quality of life, promote healthy living, 

provide opportunities for social connections 

and that sustain a healthy natural environ-

ment.    

 

In order to meet Objective B4, the following 

policies apply:  

 

 

 

 

 

 

 

 

 

 

 

B4 POLICIES | GENERAL 

 

B4.1 Develop complete, accessible and walka-

ble green neighbourhoods through the 

planning and development of new neigh-

bourhoods and through sensitive redevel-

opment within existing neighbourhoods. 

 

B4.2 Plan and design urban neighbourhoods 

with sufficient densities to support a viable 

transit system that is accessible to most 

residents. 

 

B4.3 Clearly define neighbourhood centres, 

including appropriately-scaled commercial 

and community facilities.  Where appropri-

ate, several adjacent neighbourhoods may 

share a neighbourhood centre. 

 

B4.4 Foster safe and socially-cohesive neigh-

bourhoods by supporting neighbourhood 

design and community-building initiatives 

that bring people together in public spac-

es.   
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B4 POLICIES | HOUSING 

 

B4.5 Plan and design new neighbourhoods to 

accommodate a wide range of diverse 

households throughout their lifecycle.    

Encourage innovative and flexible forms of 

housing to support a diversity of house-

hold sizes and composition and rental op-

portunities. 

 

B4.6 Direct higher residential densities to loca-

tions within walking distance of neighbour-

hood centres, along main roads, near 

transit routes and adjacent to major parks 

or civic amenities. 

 

B4.7 Design housing units to front directly onto 

public streets and/or public spaces, in or-

der to facilitate a safe, welcoming, public 

streetscape and public realm. 

 

B4.8 Maintain an attractive, pedestrian-friendly 

streetscape by requiring detached housing, 

with less than 12 m frontage along a public 

street, to be accessed from back lanes.  

 

B4.9 Plan for housing units to front onto ripari-

an and green areas, where possible, to in-

crease visibility into those areas and to in-

crease the amenity features for those resi-

dences.  

 

B4.10 Incorporate live/work units into appropri-

ate locations in higher density urban 

neighbourhoods.  Opportunities for live/

work units shall be considered in the de-

velopment of secondary plans. 
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B4 POLICIES | NEIGHBOURHOOD  SERVICES 

 

B4.11 Create mixed-use neighbourhood centres 

that support the needs of local residents. 

Include local-oriented shopping, services, 

schools and amenities within easy walking 

and cycling distance for residents in order 

to reduce dependency on private vehicles.  

 

B4.12 Include small-scale offices and community 

spaces in neighbourhood centres that are 

well serviced by transit.  Support retrofitting 

existing commercial spaces to accommo-

date childcare centres.  

 

B4.13 Where possible, public facilities such as 

schools, community halls and recreation 

centres should be designed and managed 

to provide maximum community use and 

benefit. 

 

B4.14 Ensure neighbourhoods are well served by 

civic and community facilities such as in-

door and outdoor recreation centres, child-

care centres, neighbourhood parks and 

amenities specifically geared to youth. 

 

B4.15 Work in conjunction with the School District 

No. 36 to locate schools so that they are 

safely accessible by walking, cycling and 

public transit. Locate community parks in 

conjunction with school sites near the heart 

of each neighbourhood. 

 

B4.16 Work in partnership with School District No. 

36 so that schools serve as after-school and 

weekend multi-purpose centres and gather-

ing places for local neighbourhood activi-

ties.  

 

B4.17 Plan neighbourhoods in consultation with 

School District No. 36 to ensure that urban 

development and population growth is 

considered in the planning of new, appro-

priately-sized and well-located public 

schools. 

 

 

 

 

B4.18 Locate neighbourhood parks and play areas 

so that they are within 400 m of most 

homes.   

 

B4.19 Develop mini-parks and mini-plazas as out-

door gathering spaces in urban neighbour-

hoods.  Design and locate these public plac-

es to front directly onto public streets and 

be clearly visible from adjacent residences.   

 

B4.20 Include attractive civic spaces within new 

and developed neighbourhood centres (e.g. 

plazas, common green space or a main 

street shopping area) in conjunction with 

mixed-use buildings and public amenities.   

 

B4.21 Support Places of Worship, on a neighbour-

hood-scale basis and along major roads, 

where on-street parking is able to appropri-

ately accommodate overflow parking needs.  

 

B4.22 Retain and enhance attractive and unique 

neighbourhood characteristics by: 

 

 Using landscaping or gateway features 

to define or enhance existing or poten-

tial neighbourhood boundaries  

 Establishing policies that support the 

existing characteristics of neighbour-

hoods 

 Ensuring an appropriate and sympathet-

ic interface is created between new de-

velopment and existing neighbourhoods 

 Developing guidelines to enhance the 

unique features of activity centres.  
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B4 POLICIES | NATURE AND GREEN 

 

B4.23 Provide residents with visual and physical 

access to natural areas by establishing trail 

systems that connect Surrey’s neighbour-

hoods with natural areas. 

 

B4.24 Minimize road crossings through natural 

habitat corridors and riparian areas in order 

to maintain natural ecosystem connections 

within neighbourhoods. 

 

B4.25 Protect and retain significant trees, forest 

stands and other natural features, where 

feasible, within new and existing neighbour-

hoods. 

 

B4.26 Incorporate natural drainage systems and 

green infrastructure features into neigh-

bourhood plans.  

 

B4.27 Encourage developers of neighbourhoods 

to pursue certification through LEED-ND or 

similar “green development” programs. 

 

 

 

 

B4 POLICIES | STREETS AND WALKWAYS 

 

B4.28 Design local streets to allow multiple 

modes of travel and enhanced pedestrian 

and cycling opportunities.  Wherever feasi-

ble, sidewalks and treed boulevards shall be 

located on both sides of all streets.  

 

B4.29 Support the easy, fluid, unobstructed move-

ment of pedestrians throughout urban are-

as by planning local street networks using a 

finer-grained, modified grid pattern (as 

shown on Figure 19) and by strongly dis-

couraging walled and gated neighbour-

hoods.  

 

B4.30 Where necessary, provide pedestrian con-

nections mid-block or through private and/

or strata developments to facilitate neigh-

bourhood access to transit stops, shops, 

local services and amenities. Connect on-

site pathways on private property with pub-

lic walkways and streets. 

 

B4.31 Consider implementing traffic calming 

methods and devices, where warranted, 

with an emphasis on elementary schools.  

 

B4.32 Design local neighbourhood streets to max-

imize on-street parking.  

 

B4.33 Limit driveway access to arterial roads and 

support access onto private parcels, along 

arterials, via back lanes. 
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Figure 19: Finer Grain Road Network 

As Surrey continues to evolve and grow into a large metropolitan centre, it slowly transforms from a 

landscape of large tracks of agricultural and suburban land into a dense urban environment.  A significant 

part of this transformation involves creating a finer grain road network, particularly within Surrey’s City 

Centre or downtown core.  Supporting this finer grain network is vitally important to creating a livable 

city where walking and cycling are viable and convenient forms of transportation.  Large blocks of un-

interrupted land serve as barriers to comfortable and direct pedestrian and cycle circulation and encour-

age inefficient vehicle movements by supporting the use of a few large arterial roads for a majority of 

vehicle movements.  A finer grain networks allows for more even distribution of traffic throughout small-

er, but more frequent, local roads and allows for pedestrians and cyclists to move about with significantly 

more options and conveniences.  

The proposed street network for City Centre (shown below) illustrates the increase in choice available to 

all transportation modes which allows for a more diverse and healthy community fabric of services, com-

mercial ventures and amenity opportunities.  This type of road network will also be supported in other 

areas of the city, where possible.  

 

 

Existing  

City Centre Road Network 

Proposed   

City Centre Finer Grain Network 



d r a f t 

Plan Surrey | 2012 Official Community Plan 

98 

June 7, 2013 

B5  

Memorable  

Features 
 

Retain and enhance  

memorable natural and built 

features and places. 
 

“Sense of Place” is a characteristic of a specific 

geographic area that has a recognizable, 

unique or particular identity.  Surrey’s Sense of 

Place is a product of its location within the 

lower Fraser Valley where the natural land-

scape is defined by the wide, mostly flat, agri-

cultural lowlands of the Little Campbell, Ni-

comekl and Serpentine River valleys, framed 

by upland areas with wooded escarpments.   

Memorable views are available from many lo-

cations within Surrey and along linear, treed, 

road corridors.  Key views into Surrey from 

across the Fraser River and from the major 

bridges leading into the city include the Fraser 

River shoreline with a wooded North Slope 

escarpment and the City Centre skyline emerg-

ing beyond the top of the escarpment. 

 

These features are particularly important to 

retain as Surrey continues to grow. The City is 

committed to identifying, retaining and pro-

tecting significant landscapes, historic centres, 

places and the built and natural features that 

provide Surrey its Sense of Place.  

 

In order to meet Objective B5, the following 

policies apply: 

 

 

B5 POLICIES | GENERAL 

 

B5.1 Incorporate the protection and enhance-

ment of the overall quality of Surrey’s 

“Sense of Place” and natural heritage into 

the preparation of land use plans, public 

works projects and the review of develop-

ment proposals. 

 

B5.2 Encourage local, community-based initia-

tives that protect and enhance Surrey’s 

neighbourhoods and its natural and built 

features. 
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B5 POLICIES | GATEWAYS AND CORRIDORS 

 

B5.3 Identify distinctive and high-quality en-

trances and gateways into Surrey through 

landscape design, public art installations 

and consistent City signage on both public 

and private property. 

 

B5.4 Retain and enhance attractive natural and 

cultivated landscapes and built structures 

along major highways and roads through-

out Surrey by protecting native vegetation 

and significant trees, avoiding blank walls 

and outdoor storage in development and 

ensuring high quality signage. 

 

B5.5 Create a cohesive, high quality interface 

along all municipal boundaries in collabora-

tion with neighbouring municipalities. 

 

 

 

 

 

 

 

 

 

 

 

B5 POLICIES | VIEWS AND VIEWPOINTS 

 

B5.6 Identify and protect significant views, where 

possible, from public lands and gathering 

places as an amenity for Surrey residents. 

Consider the following as significant views 

to promote:  

 

 Mt Baker and the North Cascade Moun-

tains 

 The North Shore Mountains and the 

Golden Ears 

 The Fraser River, including its islands, 

log booms and marine features 

 Semiahmoo Bay, the Georgia Straight 

and the Gulf Islands 

 Crescent Beach, Boundary Bay and Mud 

Bay 

 Alex Fraser, Pattullo, Port Mann and 

SkyTrain Bridges 

 The agricultural valleys of the Little 

Campbell, Nicomekl and Serpentine Riv-

ers 

 The wooded escarpments along the Fra-

ser River (North Slopes), the Semiahmoo 

Peninsula (Ocean Park Bluffs) and the 

agricultural lowlands 

 The City Centre skyline 
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B5 POLICIES | RIVERS AND ESCARPMENTS 

 

B5.7 Enhance the natural character of riverbanks 

and shorelines, in consultation and subject 

to, the jurisdiction of relevant government 

agencies.  

 

B5.8 Identify and enhance opportunities for pub-

lic access points and trails along the ocean 

shores, the Fraser River and, where appro-

priate and in consultation with, the agricul-

tural community along the Nicomekl, Ser-

pentine and Little Campbell Rivers and their 

tributaries. 

 

B5.9 Work with businesses using the Fraser River 

to enhance the industrial character and 

shoreline image of the Fraser River.  Use 

riparian enhancements and the planting of 

trees and shrubs as a screening mechanism, 

where feasible. 

 

B5.10 Protect and enhance the generally forested 

character of the escarpment slopes along 

the Fraser River and the agricultural valleys 

through tree protection measures and re-

planting programs. 

 

 

 

B5 POLICIES | RURAL LANDSCAPES 

 

B5.11 Retain the rural character of roadways 

through agricultural and suburban areas of 

the city by using road cross-sections specif-

ic to the area, fencing and open drainage 

features and by encouraging appropriate 

plantings such as hedgerows and wind-

breaks. 

 

B5.12 Encourage the retention and maintenance 

of common landscape features and built 

structures that provide Surrey’s distinct 

character and identity.  Incorporate these 

features into parks and public places, where 

feasible.   

 

B5.13 Where recreational activity does not inter-

face with agricultural operations, encourage 

the use of country roads and dikes for rec-

reational cycling or walking. 

 

B5.14 Protect and enhance the character of the 

agriculture/urban interface by retaining 

natural landscape features and planting 

appropriate landscape buffers between ur-

ban development and agricultural opera-

tions.  
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B5 POLICIES | NATURAL HERITAGE 

 

B5.15 Protect the character of heritage and scenic 

roads by using special landscape guidelines 

and/or heritage markers. The most signifi-

cant roads include: 

 

 Crescent Road 

 Harvie Road 

 Old McClelland Road 

 56 Avenue (new McClelland Road) along 

 Panorama Ridge 

 Fraser Highway through Green Timbers 

Urban Forest 

 Semiahmoo Trail 

 Old Yale Road 

 Hyland Road 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

B5.16 Protect identified heritage and significant 

trees including those along King George 

Boulevard and Semiahmoo Trail, particularly 

during road works projects and adjacent land 

development. 
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B6  

Urban Design 
 

Encourage beautiful and  

sustainable urban design. 
 

Urban Design involves the arrangement of 

publically-accessible spaces and the structures 

within and around these spaces including 

streets, plazas, parks and public infrastructure, 

privately-owned building facades and gardens.  

Urban design is concerned with the creation of 

a physical environment that engages in a safe, 

inviting and pleasing manner.   

 

Surrey is committed to improving the urban 

design of development and redevelopment 

projects throughout the city, enriching the 

sensory quality and sustainability of the urban 

environment and strengthening the Sense of 

Place of Surrey’s diverse neighbourhoods. 

 

In order to meet Objective B6, the following 

policies apply: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

B6 POLICIES | GENERAL 

 

B6.1 Ensure high-quality and sustainable urban 

design through the implementation of De-

velopment Permit Areas and Guidelines, as 

set out in the Implementation Section of 

this Official Community Plan. 

 

B6.2 Integrate principles of urban design into 

the planning of neighbourhoods and cen-

tres and as part of development review pro-

cesses, including:  

 

 Reflecting and enhancing local neigh-

bourhood character and identity 

 Ensuring compatibility of scale, massing 

and architecture with adjacent sites 

 Maximizing safety and comfort 

 Integrating, connecting and maximizing 

access for all users 

 Promoting vibrant, active and pedestrian

-friendly public and private environ-

ments 

 Providing diversity, choice and variety 

within a coherent, consistent physical 

environment 

 Designing for flexibility of uses and resil-

iency in changing contexts 

 Responding appropriately to environ-

mental features to create a “Sense of 

Place”.  

 

B6.3 Reflect community attributes through civic 

beautification initiatives and through con-

sistent design guidelines applied to new 

development. 

 

B6.4 Ensure new development responds to the 

existing architectural character and scale of 

its surroundings, creating compatibility be-

tween adjacent sites and within neighbour-

hoods. 

 

B6.5 Enhance community pride by using public 

art as an integral component of community, 

neighbourhood and project design, in 

keeping with the City’s Public Art Policy.  
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B6 POLICIES | PUBLIC-PRIVATE INTERFACE 

 

B6.6 Design buildings to enhance the activity, 

safety and interest of adjacent public 

streets, plazas and spaces by: 

 

 Locating buildings so that they directly 

face public streets 

 Encouraging the placement of street-

facing retail uses and/or residential 

units (e.g. townhouses) on the ground 

floor of buildings 

 Providing doors, windows and ‘active’ 

building faces along public streets and 

plazas 

 Providing a seamless connection from 

streets and public areas to buildings 

by designing and constructing the 

ground floor of buildings to meet ad-

jacent grades and sidewalk levels  

 Providing a clear delineation between 

public space and private residential 

areas by using street trees, landscap-

ing and low walls or fences that do not 

create a visual barrier 

 Avoiding locating parking lots or 

driveways between buildings and pub-

lic streets 

 Avoiding blank facades and providing 

‘eyes on the street’ by placing active 

uses within parts of the building that 

front onto streets and public spaces. 

B6 POLICIES | PUBLIC REALM 

 

B6.7 Infuse public and publically-accessible spac-

es with animation and interesting features 

and activities including programmed 

events, art installations, performances, cere-

monies, festivals, street markets and un-

structured social interactions.  

 

B6.8 Create opportunities for unstructured play 

for children. 

 

B6.9 Create opportunities for interactive and en-

joyable public spaces by using furniture, 

banners, signs, interactive public art, herit-

age interpretation, paving patterns, vibrant 

colours and other ‘placemaking’ design ele-

ments.  
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B6 POLICIES | STREET NETWORKS AND 

 CIRCULATION 

 

B6.10 Achieve a finer-grained network of streets, 

lanes and walkways when developing 

neighbourhood plans and when redevelop-

ing larger properties to create interesting 

urban spaces and high quality pedestrian 

experiences (as shown on Figure 19). 

 

B6.11 In higher-density areas and centres, sup-

port development concepts and designs 

that specifically attempt to reduce drive-

way/pedestrian conflicts. 

 

B6.12 Provide wider sidewalks, bike lanes and 

treed boulevards to create an attractive and 

safe streetscape.  

 

B6.13 Where feasible, encourage on-street park-

ing to support retail viability and to en-

hance and create interesting streetscapes.   

 

B6.14 Ensure street widths and designs facilitate 

safe and efficient pedestrian travel. 

 

B6 POLICIES | INNOVATIVE DESIGN 

 

 

B6.15 Use Development Permits, where feasible,  

to ensure the incorporation of green ele-

ments into the design of public spaces, in-

cluding:   

 

 Sufficient boulevard widths and areas 

able to support large-canopy street 

trees 

 Existing trees retained and incorpo-

rated into new and redevelopment 

projects 

 Attractive public and private gardens 

and landscaped areas that provide 

areas of shade and that use drought-

tolerant plants.   

 Well-managed community gardens on 

residential, commercial and institu-

tional sites 

 Green roofs, walls and screen plant-

ings that are integrated into buildings 

and structures 

 Sustainable rainwater management 

features 
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B6 POLICIES | COMFORT, ACCESSIBILITY 

AND SAFETY 

 

B6.16 Maximize public access to sunlight by man-

aging and shaping the mass, setback, 

height and bulk of new development. 

 

B6.17 Consider human scale and comfort by 

providing continuous weather protection, 

where feasible. 

 

B6.18 Ensure universal accessibility within the 

public realm by fully integrating accessibil-

ity and adaptable design into buildings, site 

development and public spaces. 

 

B6.19 Where there is underground parking, en-

sure it is safe and accessible. 

 

 

 

 

 

 

 

 

 

 

 

B6.20 Incorporate Crime Prevention Through En-

vironmental Design (CPTED) principles and 

guidelines into the design and review of 

development projects. 

 

B6.21 Promote healthy and comfortable urban 

areas and environments, work places and 

health care centres by providing adequate 

access to trees and natural landscapes. 

 

B6.22 Ensure a clear and easily understood urban 

environment by using appropriate wayfind-

ing and signage.  

 

B6.23 Create a safe and comfortable pedestrian 

environment in urban areas by ensuring 

crosswalks, crossing signals, reduced cross-

ing distances and boulevard separation 

from traffic are considered during develop-

ment. 

 

 

 

 

A
D

D
 C

A
P

TI
O

N
 



d r a f t 

Plan Surrey | 2012 Official Community Plan 

106 

June 7, 2013 



d r a f t 

 Theme C | Infrastructure and Facilities 

107 

By-law No. : ****** 

THEME C:  

INFRASTRUCTURE and FACILITIES 
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THEME C | INTRODUCTION 
 
Infrastructure provides the systems and networks that connect a city and supports the func-

tions of contemporary urban life.  In this Official Community Plan, the definition of infrastruc-

ture includes engineering and utility networks such as sanitary sewers, drainage systems, water 

distribution lines, energy networks and transportation systems.  It also includes civic facilities 

such as recreation and community centres and libraries as well as a network of parks and 

greenways that knit Surrey and its neighbourhoods together . 

 

As a geographically large city made up of several distinct urban areas that are separated by 

agricultural land, Surrey faces challenges in maintaining its extensive infrastructure networks in 

an efficient and cost-effective manner.  This reality places increased importance on the careful 

planning and management of each network of public infrastructure. 

 

The objectives within Theme C support maximizing the sustainability of Surrey’s civic infrastruc-

ture by emphasizing low-impact development and construction practices, extending the safe 

and useful lifespan of public infrastructure assets, minimizing waste and inefficiency and de-

signing and managing streets, parks and greenways to encourage active transportation 

(walking and cycling) and environmental health. 

 

 

THEME C | OBJECTIVES 
 

1.   Develop efficient and adaptable water, drainage, liquid and solid waste and ener-

gy infrastructure systems. 

2.   Provide a comprehensive transportation network that offers reliable, sustainable 

and accessible transportation choices. 

3.   Maintain an integrated network of parks and greenways to promote healthy living 

and connect the City and its neighbourhoods. 

4.   Provide an integrated network of civic and recreational facilities to support com-

munity and neighbourhood life. 
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THEME C:  
INFRASTRUCTURE  

AND FACILITIES 
 

 

 
 

SECTIONS: 

C1 Adaptable, Greener  

 Infrastructure 

 

C2 Transportation 

 

C3 Parks, Greenways and  

 Multi-Use Pathways 

 

C4 Civic and Recreation  

 Facilities  

  

 
 

 

 

TO BE REPLACED/

UPDATED 
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C1 

Adaptable, 

Greener 

Infrastructure 
 

Develop efficient and  

adaptable infrastructure  

systems. 
 

Surrey residents enjoy a high level of munici-

pal services (e.g. water, drainage, liquid and 

solid waste and energy supply) which contrib-

ute significantly to quality of life.  The provi-

sion and maintenance of these service de-

mands are detailed in Surrey’s 10-year Servic-

ing Plan.  

 

Surrey emphasizes a sustainable approach to 

managing its infrastructure systems including:  

 

 Maximizing the efficiency and perfor-

mance of existing infrastructure before 

building new systems 

 Planning for efficiencies that reduce new 

development infrastructure needs  

 Reducing infrastructure energy con-

sumption  

 Including ‘green’ and natural infrastruc-

ture components while also minimizing 

local ecosystem impacts 

 Supporting District Energy systems to 

help reduce long term energy costs. 

 

In order to meet Objective C1, the City will: 

 

 

C1 POLICIES | GENERAL 

 

C1.1 Maintain a 10-year Engineering Servicing 

Plan to identify the infrastructure works and 

services necessary to meet the needs of the 

City’s existing population and to support 

future development within approved areas.  

 

C1.2 Encourage the development of more com-

pact and efficient land uses and servicing 

systems, emphasizing infill and intensifica-

tion in order to use existing infrastructure 

systems efficiently and to minimize the 

costs of new utility infrastructure. 

 

C1.3 Coordinate infrastructure upgrades and 

extensions with land use and density re-

quirements to ensure cost effective urban 

development. 
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C1 POLICIES | WATER 

 

C1.4 Provide water distribution infrastructure in 

Surrey according to Metro Vancouver’s 

Drinking Water Management Plan require-

ments (see Figure 20). 

 

C1.5 Encourage development practices, land-

scaping and building systems that reduce 

water consumption, particularly in high-

demand periods.  

 

C1.6 Require developers to pay for water exten-

sions or system upgrades needed to sup-

port their new development. 

 

C1.7 Work with land owners and senior levels of 

government to protect groundwater re-

sources and aquifers from contamination.  

 

 

 

 

 

 

 

 

 

 

 

 

C1 POLICIES | DRAINAGE 

 

C1.8 Complete Integrated Stormwater Manage-

ment Plans for each watershed catchment 

in the City as a crucial step to the manage-

ment of the natural environment in con-

junction with land use and infrastructure 

planning.   

 

C1.9 Continue to operate and maintain the City’s 

stormwater drainage system (see Figure 

21).  Protect natural watercourses from en-

croaching development and enhance and 

improve where necessary. 

 

C1.10 Plan and implement appropriate on- and 

off-site stormwater management practices 

and facilities that support development and 

meet the flood control water quality and 

biodiversity needs of the watershed. 

 

C1.11 Support alternative stormwater manage-

ment techniques such as drainage infiltra-

tion, recharge corridors, absorbent land-

scaping, pervious pavements and and natu-

ral area preservation that more closely re-

flect natural drainage systems and pre-

development hydrological conditions.  

 

C1.12 Continue dialogue with senior levels of gov-

ernment regarding floodplain management, 

diking standards and rehabilitation and sea 

level rise strategies for vulnerable areas. 

 

C1.13 Prevent flooding of farmlands by managing 

stormwater runoff from upland develop-

ment to a standard of protection compati-

ble with agricultural protection.   

 

 



d r a f t 

Plan Surrey | 2012 Official Community Plan 

112 

June 7, 2013 

Figure 20: 

Water Infrastructure 
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Figure 21: 

Major Storm Sewer Infrastructure 
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C1 POLICIES | LIQUID WASTE 

 

C1.14 Provide liquid waste management in Surrey 

according to the Metro Vancouver Integrat-

ed Liquid Waste and Resource Management 

Plan requirements.  

 

C1.15 Continue to sustainably manage and main-

tain the City’s sanitary sewer collection sys-

tem (see Figure 22). 

 

C1.16 Require new development within Neigh-

bourhood Concept Plan areas to demon-

strate cost-effectiveness prior to approving 

any upgrades or extensions to the sanitary 

sewer system.   

 

C1.17 Require developers to construct sanitary 

sewer extensions or system upgrades to 

support new development. 

 

C1.18 Work with Metro Vancouver and neigh-

bouring communities to control and ulti-

mately eliminate Sanitary Sewer Overflows 

(SSOs) from the regional sanitary sewer sys-

tem.   

 

 

 

 

 

 

 

C1 POLICIES | SOLID WASTE 

 

C1.19 Provide solid waste services in Surrey ac-

cording to Metro Vancouver’s Integrated 

Solid Waste and Resource Management 

Plan.   

 

C1.20 Participate with partners, including Metro 

Vancouver, non-profit organizations and 

the private sector to promote cost-effective 

and sustainable waste reduction and diver-

sion initiatives and practices.  

 

C1.21 Reduce solid waste produced by Surrey res-

idents, commercial and industrial opera-

tions and construction activities through 

recycling, home composting, curbside pick-

up restrictions and public promotion and 

education.  

 

C1.22 Reduce the energy needed for waste dis-

posal by encouraging private development 

to accommodate composting and recycling 

facilities in multi-family and commercial 

developments. 

 

C1.23 Support the co-location of industrial uses 

so that the waste from one can be used as a 

resource by another. 

 

C1.24 Encourage venues and special events to 

adopt Zero Waste goals as part of a larger 

“green events” policy.  Use incentives and 

technical assistance to help implement their 

goals. 

 

C1.25 Work with senior levels of government to 

move toward prohibiting non-essential, non

-recyclable materials, products and packag-

ing in manufacturing and product distribu-

tion. 
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Figure 22: 

Sanitary Sewer Infrastructure 
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C1 POLICIES| ENERGY 

 

C1.26 Consider energy efficiency in community 

planning and building design. Support land 

uses, development plans, transportation 

and utility infrastructure, building forms and 

energy alternatives that increase energy 

systems that increase energy efficiency and 

conservation in a sustainable manner. 

 

C1.27 Work closely with BC Hydro and other utili-

ty companies to coordinate planning and 

development of electricity and utility infra-

structure to ensure project efficiencies, to 

minimize costs and to reduce public nui-

sance.   

 

C1.28 Advance the implementation of district en-

ergy systems to provide thermal energy to 

new and existing buildings to improve com-

munity energy resilience, facilitate the use 

of renewable energy sources and reduce 

GHG emissions.  

 

 

 

 

 

C1.29 Focus Surrey’s initial development of district 

energy systems in City Centre.  Consider the 

feasibility of using district energy systems 

along high-density corridors and in Town 

Centres.  

 

C1.30 Encourage innovative ways to produce, 

supply, store and conserve energy at the 

community, neighbourhood and building 

levels.  Explore and identify opportunities to 

use appropriate energy sources to satisfy 

energy demands. 

 

C1.31 Promote the use of renewable energy 

sources through energy demonstration pro-

jects.    

 

C1.32 Retrofit city infrastructure systems overtime, 

to increase energy efficiency by incorporat-

ing low-impact renewable energy sources 

into building and construction practices. 
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C1 POLICIES | OTHER UTILITIES  

 

C1.33 Ensure the appropriate interface between 

land uses and utility corridors, including 

electrical transmission corridors and oil and 

gas Rights-of-Way. 

 

C1.34 Ensure the coordination of land use plan-

ning with the provision of essential utility 

infrastructure including telecommunications 

and energy networks. 

 

C1.35 Develop and implement policy on the ap-

propriate location, design criteria and 

neighbourhood integration of wireless 

communications infrastructure in consulta-

tion with the communications industry. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

C1 POLICIES | IMPLEMENTATION 

 

C1.36 Ensure Development Cost Charges (DCCs) 

are sufficient to fund all growth-related 

works outline in the 10-Year Engineering 

Servicing Plan.   Require developers to fi-

nance the utility system improvements that 

are necessary to accommodate their new 

development.  

 

C1.37 Use alternative financing tools such as DCC 

Front-Ending Agreements and Develop-

ment Works Agreements to assist the de-

velopment community in providing DCC-

eligible infrastructure necessary to service 

urban development.  

 

C1.38 Recognize that neighbourhoods will contin-

ue to have different standards and levels of 

service for street lights, sidewalks, drainage 

and parks and that retrofitting will be con-

sidered on a limited basis for high priority 

areas or in areas experiencing significant 

redevelopment through infill or intensifica-

tion.  New development will be required to 

meet current standards or standards speci-

fied within Neighbourhood Concept Plan 

areas. 

 

C1.39 Provide opportunities, by using Local Area 

Servicing, for existing properties to improve 

their local infrastructure.  

 

C1.40 Ensure long-term infrastructure sustainabil-

ity by establishing financial plans and re-

serves to ensure adequate long-term fund-

ing for the maintenance and replacement 

of the City’s infrastructure systems. 

TO BE REPLACED/

UPDATED 
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C2  

Transportation 
 

Provide reliable, sustainable 

and accessible transportation 

choices. 
 

Transportation plays a role in almost all as-

pects of people’s lives.  A sustainable transpor-

tation system is essential to the needs of all 

people to access employment, education, 

shopping, recreation and social and cultural 

destinations in a safe, affordable, environmen-

tally-friendly and efficient way. 

 

The City’s vision for transportation is articulat-

ed in the Transportation Strategic Plan (TSP), 

which sets the foundation for delivering a 

quality, sustainable and integrated transporta-

tion system.  The TSP recognizes that increas-

ing mode choice and reducing reliance on the 

car are key components of a sustainable, bal-

anced system and recognizes that transporta-

tion is integrally connected to land use. 

 

In order to meet Objective C2, the City will: 

 

 

 

 

 

 

 

 

 

 

 

 

 

C2 POLICIES | GENERAL 

 

C2.1 Implement the actions contained in the 

Transportation Strategic Plan, in order to 

achieve its objectives of:  

 

 Efficiently managing, maintaining and im-

proving the transportation system for all 

modes 

 Promoting alternative and sustainable 

travel choice and providing better accessi-

bility to jobs, education, health and recre-

ation for all 

 Improving community safety, health and 

quality of life 

 Reducing congestion and supporting the 

sustainable economic development and 

vitality of Surrey 

 Reducing the impacts of transportation on 

the built and natural environment 

 Promoting the integration between trans-

portation and land uses to reduce the 

need for travel and to support trips by 

sustainable modes. 

 

C2.2 Plan and develop Surrey’s transportation 

system with a regional perspective, consid-

ering Metro Vancouver’s Regional Growth 

Strategy (RGS). Coordinate with the strategic 

and operational plans of TransLink and the 

Ministry of Transportation and Infrastruc-

ture.  
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C2 POLICIES | GENERAL (cont.) 

 

C2.3 Achieve a balanced transportation network. 

Consider the needs of road users in the fol-

lowing order: 

 

1. Walking 

2. Transit 

3. Cycling 

4. Commercial traffic and trucks 

5. High occupancy vehicles 

6. Single occupancy vehicles 

 

C2.4 Provide direct and convenient bike, transit 

and vehicle access to and within employ-

ment areas. 

 

C2.5 Encourage development patterns, densities 

and designs that support accessible and ef-

fective transit services and that promote 

walking and cycling. 

 

C2.6 Ensure that Surrey’s transportation network 

is planned and designed to support existing 

and future land uses and densities.  Provide 

viable transportation alternatives to improve 

infrastructure efficiencies.    

 

 

 

 

 

C2 POLICIES | ROADS 

 

C2.7 Maintain road classifications including arteri-

al, collector and local roads to provide a suf-

ficient street network to facilitate mobility 

within and across Surrey (see Figure 23). 

 

C2.8 Maintain appropriate street standards and 

road cross-sections to provide consistency 

in design.  

 

C2.9 Retain existing and identify future Rights-of-

Way, and/or other parcels of land, that may 

be needed for future transportation corri-

dors. 

 

C2.10 Ensure adequate Rights-of-Way are estab-

lished to accommodate existing and future 

transportation needs for pedestrians, cy-

clists, transit services, vehicle travel, goods 

movement, boulevards (including street 

trees) and drainage and utility service corri-

dors, as illustrated in the Major Road Al-

lowance Map of Surrey’s Subdivision and 

Development By-law, as amended. 

 

C2.11 Manage the safe and efficient performance 

of existing transportation infrastructure sys-

tems before widening roads.  Focus on pri-

oritizing the completion of missing strategic 

links.  

 

C2.12 Coordinate the planning of the City’s arterial 

street system with major regional roads and 

provincial highways to facilitate regional 

links while also reducing traffic impacts on 

Town Centres and neighbourhoods. 

 

C2.13 Accommodate consistent flows of traffic 

along high-volume streets by restricting the 

number of driveways that directly access 

arterial roads. 
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Figure 23: 

Major Road Classifications 

TO BE REPLACED/

UPDATED 
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C2 POLICIES | ROADS (cont.) 

 

C2.14 Reduce the impacts of transportation infra-

structure on the natural environment includ-

ing watercourses, vegetation, trees, agricul-

ture and conservation lands by: 

 

 Reducing the amount of stormwater 

runoff that enters watercourses from 

roads 

 Capturing pollutants and sediments be-

fore they enter the natural environment 

 Pursuing the greening and planting of 

trees along street and pathways 

 Providing wildlife passages at key loca-

tions as identified in the Biodiversity 

Conservation Strategy 

 Modifying road layouts and cross sec-

tions, where feasible, to protect signifi-

cant trees and natural areas 

 

C2.15 Implement traffic calming techniques as 

signage, alternative paving, narrowed roads, 

traffic circles, curb bulges, speed humps and 

speed tables, where warranted, to further 

enhance neighbourhood safety. 

 

C2 POLICIES | WALKING 

 

C2.16 Develop a safer, more convenient and fully 

accessible pedestrian network by imple-

menting Surrey’s Walking Plan, including: 

 

 Providing sidewalks and walkways for 

access within and between neighbour-

hoods 

 Shortening crossing distances across 

roadways, where feasible 

 Linking major destination points, such as 

Town Centres, workplaces, transit stops, 

transit exchanges, schools, parks, com-

munity facilities and neighourhood com-

mercial areas 

 Considering and addressing issues of 

urban design, universal access, sustaina-

bility, public health and public safety in 

development proposals 

 Ensuring City inter-departmental collab-

oration to promote and support active 

transportation. 

 

 C2.17 Create short-block, well-connected street 

networks in new neighbourhoods and rede-

velopment areas using a grid or modified 

grid pattern that is convenient and interest-

ing for pedestrians. 

 

C2.18 Where creating smaller blocks is not feasi-

ble, use public walkways and Rights-of-Way 

to effectively link residential areas to neigh-

bourhood amenities such as transit stops, 

shops, parks, schools and greenways. 
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C2 POLICIES | WALKING 

 

C2.19 Ensure that development site plans provide 

multiple and direct pedestrian connections 

linking to adjacent public streets, particu-

larly connecting to transit stops. 

 

C2.20 Include sidewalks on all new streets  and 

improve existing streets by adding side-

walks, on a priority basis, as budgets per-

mit and opportunities arise, with priority 

given to locations with high pedestrian 

activity. 

 

C2.21 Promote a positive pedestrian experience 

by designing, constructing and maintaining 

sidewalks and walkways with sufficient 

width, curb separation, appropriate surfac-

ing, adjacent street trees and adequate 

lighting.  Consider adding street furniture 

and weather protection amenities, where 

appropriate, to enhance pedestrian com-

fort. 

 

C2.22 Identify, promote and implement safer 

walking and biking routes to neighbour-

hood schools through the use of traffic 

signals, safe street crossings and traffic 

calming features. 
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C2 POLICIES | TRANSIT AND  

 PASSENGER RAIL 

 

C2.23 Collaborate with TransLink and senior levels 

of government to plan and implement the 

expansion and extension of rapid transit 

service and infrastructure in Surrey.  

 

C2.24 Continue to work closely with TransLink to 

improve transit service in Surrey, including: 

 

 Implementing the South of Fraser Area 

Transit Plan (as amended), including the 

extension of frequent transit services 

along the identified “Frequent Transit 

Network” corridors (see Figure 24) 

 Improving existing bus service in Surrey 

by increasing the frequency and hours 

of service on existing routes 

 Implementing transit priority enhance-

ments such as reserved transit lanes, 

“queue-jumping” lanes, transit priority 

signals, and express transit services  

 Improving the safety, convenience, at-

tractiveness and accessibility of transit 

stops and exchange areas, including the 

integration of public art installations 

 Periodically reviewing transit routes, 

schedules, vehicle types, connections 

and hours of operation, to ensure that 

the best possible level of service is pro-

vided. 

 

C2.25 Protect the former BC Hydro ‘inter-urban’ 

rail corridor Right-of-Way for future poten-

tial as a passenger rail corridor extending 

from Surrey into the Fraser Valley. 

 

C2.26 Coordinate with senior levels of government 

to create a Surrey-based stop for the Cana-

da/US inter-urban commercial rail line.  

 

C2.27 Advocate for the long-term relocation of 

the rail corridor along the Semiahmoo Bay 

and Boundary Bay waterfront to a more di-

rect inland corridor. 
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Figure 24: 

Frequent Transit Networks 

TO BE REPLACED/
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C2 POLICIES | CYCLING 

 

C2.28 Plan, implement and maintain a complete, 

city-wide system of bike lanes, designated 

bike routes and multi-use pathways in ac-

cordance with the Surrey Cycling Plan and 

the Surrey Greenways Plan.  

 

C2.29 Provide continuous and direct cycle access 

to major destinations to encourage cycling 

as a viable alternative to driving, and to pro-

vide a healthy, alternative mode of transpor-

tation for Surrey residents. (see Figure 25). 

 

C2.30 Integrate and connect on-street bike routes 

(e.g. bike tracks, bike lanes, shared streets) 

with off-street recreational cycling such as 

multi-use pathways, greenways and park 

trails.  

 

C2.31 Incorporate cycling routes, convenient bicy-

cle parking, storage and end-of-trip facilities 

into public and private developments. 

 

C2.32 Locate bicycle-supportive activities, facilities 

and features at or near transit stations, bus 

exchanges or at appropriate locations along 

transit corridors. 
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Figure 25: 

Cycle Routes 

TO BE REPLACED/
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C2POLICIES | GOODS MOVEMENT 

 

C2.33 Collaborate with senior levels of govern-

ment and TransLink to improve efficiencies 

along strategic goods movement corridors, 

including those accessing Port facilities, In-

ternational Border crossings and major river 

crossing in order to support economic de-

velopment. 

 

C2.34 Complete the grid road pattern consisting 

of arterial and major collector roads that 

link all areas of Surrey (see Figure 23).  

Support the movement of goods through-

out the city by relying on established Desig-

nated Truck Routes (see Figure 26). 

 

C2.35 Reduce potential conflicts by considering 

the location of goods movement and desig-

nated truck routes, including designated 

dangerous goods corridors, in the planning 

and approval of new residential develop-

ment. 

 

C2.36 Reduce the impact of truck traffic noise on 

neighbourhoods by maintaining and en-

forcing existing and designated truck routes 

(see Figure 26) and by using setback re-

ductions, landscaping installations and 

building orientation and acoustical up-

grades.  

 

C2.37 Ensure the loading and on-site access of 

goods delivery vehicles is considered in 

conjunction with overall urban develop-

ment site design. 

 

C2.38 Encourage Federal and Provincial initiatives 

to achieve grade separation at railway 

crossings to improve safety and reduce de-

lays and train whistle noise impacts. 
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Figure 26: 

Truck and Dangerous Goods Routes 

Please Note: This map is to be used 
for information purposes only.  
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C2 POLICIES | TRANSPORTATION DEMAND 

 MANAGEMENT 

 

C2.39 Promote initiatives to reduce congestion, 

air pollution and greenhouse gas emissions 

by supporting the reduction of the number 

and length of trips made by single-

occupancy vehicles. 

 

C2.40 Promote alternatives to car travel by im-

proving access to safe and efficient walking 

and cycling opportunities, including con-

venient access to transit stops. 

 

C2.41 Promote Transportation Demand Manage-

ment (TDM) measures and initiatives that 

result in changes to transportation modes, 

trip reductions, Single Occupancy Vehicle 

reductions and a shift in travel behavior 

such as: 

 

 Car pooling 

 Car sharing 

 Parking management 

 Alternative transportation information 

 Employer-subsidized transit passes 

 High-occupancy vehicle lanes. 

 

C2.42 Collaborate with TransLink and other Metro 

Vancouver local government to develop 

integrated parking and Transportation De-

mand Management systems. 

C2 POLICIES | PARKING 

 

 

C2.43 Consider modifying infrastructure require-

ments to respond specifically to special 

considerations such as crossing riparian 

areas or significant tree retention. 

 

C2.44 support the strategic location of off-street 

parking facilities to promote pedestrian use 

and Park-n-Ride opportunities, particularly 

within Town Centres, the City Centre and 

strategic transit hubs. 

 

C2.45 Review off-street parking regulations to 

ensure adequate parking is provided to 

support land uses in a sustainable manner. 

 

C2.46 Consider policies that permit cash-in-lieu 

payments for off-street parking provisions 

in order to support capital projects, in ap-

propriate locations, that provide new transit 

infrastructure and centralized parking facili-

ties.  
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C2 POLICIES | IMPLEMENTATION 

 

 

C2.47 Require the preparation of  a Transporta-

tion Impact Study for new significant de-

velopments that examines issues including, 

but not limited to, the following: 

 

 Impacts of development-generated traf-

fic, for all modes, on the capacity of ad-

jacent or nearby transportation corridors 

 Need for modifications to transportation 

infrastructure to support and/or accom-

modate new development 

 Potential for incorporating Transporta-

tion Demand Management measures 

into new developments. 

 

C2.48 Investigate means to reduce reliance on 

property taxes to fund transportation im-

provements by establishing secure, sus-

tainable and predictable funding streams 

and by securing additional funding 

through federal, provincial and private 

agency grant programs. 
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C3  

Parks, Green-

ways and Multi-

Use Pathways 
 

Maintain a network of parks 

and greenways to promote 

healthy living and connect the 

City and its neighbourhoods.  
 

Surrey’s identity is intrinsically connected to its 

parks and green spaces.  This legacy is imprint-

ed on the physical form of the city and in the 

minds of residents.  To build on this identity 

and meet evolving objectives for active trans-

portation, the vision for Surrey involves con-

necting green spaces and community destina-

tions with off-road pedestrian and bicycle 

pathways known as greenways.   

 

Surrey maintains over 2,500 ha (6,000 ac) of 

public parkland and has several significant re-

gional parks maintained by Metro Vancouver.  

These parks provide excellent opportunities for 

residents and visitors to enjoy healthy lifestyles 

as well as organized and informal activities.  

 

The City of Surrey is committed to developing 

a comprehensive network of greenways and 

multi-use pathways to connect its parks with 

its green spaces and to augment Surrey’s on-

street bike routes, sidewalks and park trails.   

 

In order to meet Objective C3, the City will: 

 

C3 POLICIES | GENERAL 

 

C3.1 Support the equitable distribution and ac-

cess to high quality public parks and green-

ways throughout Surrey (see Figures 27 

and 28). 

 

C3.2 Establish a hierarchy of parks that permit a 

variety of uses and activities according to 

the scale of park and the area it serves. 

 

C3.3 Implement the Parks, Recreation and Culture 

Strategic Plan by supporting a parkland 

acreage standard of 4.2 ha of park per 1,000 

residents, allocated across Surrey, in the 

following categories:  

 

 City Parks (1.2 ha per 1,000 residents) 

 Community Parks (1.0 ha in 1,000 resi-

dents) 

 Neighbourhood Parks (1.2 ha per 1,000 

residents) 

 Nature Preserve and Linkages (0.8 ha 

per 1,000 residents)  

 

C3.4 Maintain a long-range park capital improve-

ment program that balances acquisitions, 

development and operations, provides a 

process and criteria for capital improvement 

project selection and emphasizes creative 

and flexible financing strategies. 
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Figure 27: 

Parks 

TO BE REPLACED/

UPDATED 
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C3 POLICIES | PARKS ACQUISITION AND 

 PLANNING 

 

C3.5 Maintain a parks acquisition strategy that 

defines acquisition tools and targets  po-

tential sites for the following priority parks: 

 

 areas with a limited supply of City park 

lands and other public-accessible open 

space 

 linear corridors and other lands for the 

protection, preservation and restora-

tion of habitat and ecosystem features 

 linear waterfront access rights to 

shorelines and beaches 

 larger land holdings to provide usable 

space for community benefit. 

 

C3.6 Acquire land in advance of future develop-

ment, where possible, and where it is de-

termined that parks, other open spaces 

and linkages may be required to serve the 

community’s needs for recreation, conser-

vation or environmental protection. 

 

C3.7 Plan appropriate sizes, locations and types 

of parks and greenways in conjunction with 

land uses, densities and transportation net-

works in all secondary plan processes (e.g. 

Neighbourhood Concept Plans, Local Area 

Plans, Infill Areas and Town Centre Plans) 

to support the parkland needs of future 

residents. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

C3.8 Monitor land use proposals in Town Cen-

tres and Secondary Plan areas to ensure 

that:  

 

 land is provided for park purposes suf-

ficient to meet anticipated demand 

 opportunities for improvement of ex-

isting park land are identified 

 usable, on-site public and semi-private 

open space is provided, on develop-

ment sites 

 

C3.9 Create large destination parks, such as 

Green Timbers Urban Forest Park, and wa-

terfront parks along the Fraser River, that 

function as city-wide and regional attrac-

tions. 

 

C3.10 Utilize the City’s available information on 

biodiversity conservation to target the ac-

quisition of parkland for conservation and 

to enhance Surrey’s Green Infrastructure 

Network. 

 

C3.11 Develop large, centrally-located parks, in 

City Centre and each Town Centre, as com-

munity gathering places.  

 

C3.12 Develop and maintain sports field complex-

es throughout the city to ensure adequate 

and equitable access for sports groups.  

Ensure the provision of sports facilities are 

appropriate to the local community context. 

 

C3.13 Provided recreational access to the Fraser 

River and Boundary Bay waterfronts 

through parkland acquisition and trail de-

velopment. 

 

 

ADD IMAGE 
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C3 POLICIES | PARKS ACQUISITION AND 

 PLANNING (cont.) 

 

C3.14 Provide mini-parks and plazas within walk-

ing distance of residential areas in dense 

urban communities (e.g. City Centre and 

Town Centres) where population growth 

makes it difficult to meet per capita park 

provision standards. 

 

C3.15 Work toward providing a park within walk-

ing distance (400-600 m) from all multiple 

family residences.   

 

C3.16 Promote the importance of older, larger 

community Heritage Parks, ( e.g. Elgin, Port 

Kells and Redwood Heritage Parks) as a 

continual physical reminder of the historic 

rural character of Surrey. 

 

C3.17 Consider creating wide linear parks and 

greenways as agricultural buffers in new 

neighbourhoods where they are adjacent to 

farmland. 

 

C3.18 Incorporate the planning of active neigh-

bourhood parks with elementary school 

sites and the planning of community parks 

with secondary school sites.  Parkland and 

adjacent school sites should share open 

space and facilities to promote safety, ac-

cessibility and space and land use efficien-

cies. 

 

C3.19 Integrate park and school sites so that sites 

are safe, accessible, efficiently used and 

maintained as a focus for neighbourhods.  

Encourage entering into joint agreements 

with the School District to guide coordinat-

ed park programming and maintenance.  

 

C3.20 Collaborate with Metro Vancouver and 

neighbouring municipalities to ensure the 

delivery of complimentary and coordinated 

parks, greenways facilities and management 

systems.    

 

C3 POLICIES | PARKS DEVELOPMENT 

 

 

C3.21 Design and develop new parks in consulta-

tion with neighbourhood residents so that 

facilities and uses are appropriate to neigh-

bourhood context and with ecological ob-

jectives. 

 

C3.22 Implement the recommendations of Sur-

rey’s Dog Off-Leash Area Strategy to bal-

ance the recreational needs of dogs with 

other park users. 

 

C3.23 Integrate stormwater management facilities 

into parkland in a functional and attractive 

manner while simultaneously retaining and/

or enhancing environmental functions for 

habitat preservation. 

 

C3.24 Where parks are located adjacent to agri-

cultural areas, ensure the protection of agri-

culture and the efficient and viable opera-

tions of farms by implementing appropriate 

measures, such as fencing, barrier plantings 

and setback, that reduce potential conflicts. 
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C3 POLICIES | GREENWAYS 

 

C3.25 Plan and implement a hierarchy of regional, 

city-wide and neighbourhood-level green-

ways, in keeping with Surrey’s Greenways 

Plan (see Figure 28). 

 

C3.26 Develop an integrated network of recrea-

tional greenways and multi-use paths that 

connect Town Centres, major parks, schools, 

transit facilities, community destinations and 

neighbourhoods.  Link to regional destina-

tions and greenways, in accordance with 

Surrey’s Parks, Recreation and Culture Stra-

tegic Plan, Cycling Plan, Walking Plan and 

the Greenways Plan. 

 

C3.27 Work with other government organizations 

to promote access and to complete a re-

gional network of continuous pathways 

along the Fraser River. 

 

C3.28 Identify and promote the expanded use of 

utility corridors including hydro and gas 

Rights-of-Way as greenways. 

 

C3.29 Design greenways with a more urban char-

acter with City Centre and Town Centres, 

compared with greenways located within 

lower density residential and rural areas. 

 

C3.30 Enhance the user’s experience of greenways 

and multi-use pathways by integrating 

amenities such as benches, viewpoints, pub-

lic art installations, heritage markers, shel-

ters, information kiosks and plantings at 

appropriate and strategic locations.  

 

 C3.31 Develop and maintain appropriate design 

standards for greenway widths, grades, sur-

facing, signage, fencings, landscaping and 

lighting. 

C
A

P
TI

O
N

 



d r a f t 

Plan Surrey | 2012 Official Community Plan 

136 

June 7, 2013 

Figure 28: 

Greenways Network 
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Figure 29: Greenways 

Surrey’s greenways network is made up of loops and connectors.  A greenway loop is proposed around 

each of Surrey’s six distinct communities whereas a greenway connector is proposed between each com-

munity.  The greenway network creates an interconnection between major parks, natural areas and recre-

ation facilities.  Greenways are a significant component of the Active Transportation Network and offer 

community benefits for Surrey’s residents in areas of personal well being, social and cultural aspects, eco-

nomic activity and environmental stewardship.  These benefits are explored in more detail below: 

Personal Well Being 

Greenways help encourage physical fitness and healthy lifestyles for all age groups, income levels and cultural 

backgrounds.  They create new active living opportunities, provide safe transportation alternatives and allow us-

ers to engage with and perceive the physical, social and natural details of their community, contributing to spiritu-

al and mental wellness. 

Social and Cultural Aspects 

Greenways provide a myriad of social and cultural benefits including providing venues for social interaction and 

the ability to foster community involvement by providing partnership opportunities.  Greenways also help to pro-

tect and connect users with cultural and historic assets, provide areas for natural learning and encourage youth to 

find entertainment in healthy environments. 

Economic Benefits 

Greenways are the most desired and least expensive recreation facility the City provides.  A stimulant to tourism 

and money spent within Surrey for recreation-based activities, greenways add to the local economy and simultane-

ously improve the image and attractiveness of the city as a place to establish a business and as a place to live.   

Environmental Stewardship 

Greenways can provide an important connection to sustainability and environmental protection by allowing for 

the preservation of green space, improving air quality and creating corridors that improve habitat connections and 

maneuverability.   

The City’s greenways were created from over 50 years of constructing trails where opportunities present-

ed themselves.  This ad hoc approach has left gaps in the system that the City is working on filling (see 

Figure 28).  Connecting gaps will continue to take place over time and in conjunction with adjacent de-

velopment opportunities.  Once complete, Surrey’s Greenway Network will span the entire city, to and 

from, all four corners. 
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C3 POLICIES | GREENWAYS (cont.) 

 

C3.32 Provide a safe user environment by incorpo-

rating Crime Prevention Through Environ-

mental Design (CPTED) principles into the 

planning, construction, assessment and 

maintenance of greenways, including the 

consideration of surrounding land uses, 

lighting and signage. 

 

C3.33 Pursue universal accessibility throughout the 

greenway network by considering the needs 

of all users regarding pathways grades, sur-

face materials, traffic signals and signage.   

 

C3.34 Review open space corridors or linkages 

proposed to pass through the Agricultural 

Land Reserve (ALR) with the Surrey Agricul-

tural and Food Security Advisory Committee 

(AFSAC) and the Agricultural Land Commis-

sion (ALC). 

 

 

 

 

 

 

 

 

 

 

 

 

C3.35 Ensure environmental protection where 

greenways are located along or through 

sensitive ecosystems or where they cross 

watercourses and/or Riparian Areas.  Where 

greenways are located along a sensitive eco-

system or Riparian Area, the greenway Right

-of-Way shall be located outside the protec-

tion area. 

 

C3.36 Where feasible, provide multi-use pathways 

along major arterial roads.  Provide safe and 

convenient pedestrian and cycle routes be-

tween neighbourhoods and transit facilities 

and between community-scale commercial 

and recreational facilities, including city-

wide greenway networks. 

 

C3.37 Implement interim measures such as using 

existing sidewalks, road shoulders, park trails 

and local roads as temporary greenways 

connections until full implementation of the 

network is completed. 
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C3 POLICIES | IMPLEMENTATION 

 

C3.38 Use all available tools to acquire or gain ac-

cess to land for park and recreational use, 

including donations, bequests, long-term 

leases, joint use agreements, Development 

Cost Charges (DCC) , Cash-in-Lieu payments 

at subdivision, density bonusing and ameni-

ty contributions. 

 

C3.39 Pursue the dedication of riparian areas to 

the City of Surrey through the subdivision 

and development process in order to ensure 

the consistent management of natural envi-

ronmental values in Riparian corridors. 

 

C3.40 Establish and maintain funding mechanisms 

such as parkland DCCs, community amenity 

fees and parkland impact fees to support 

the acquisition and development of park-

land that serves the needs of residents in 

new developments. 

 

C3.41 Utilize property or funds collected through 

required 5 percent parkland dedication up-

on subdivision to secure land suitable for 

public recreation such as active and passive 

parkland, playgrounds and pathways.  Do 

not utilize such land dedications or Cash-in-

Lieu payments to secure lands not suitable 

for public recreation. 

 

C3.42 Secure and implement the greenways net-

work through both public and private in-

vestment, including City capital works pro-

grams (e.g. parks, streets, drainage and utili-

ties) and through the land development 

process. 

 

C3.43 Where possible, pursue public ownership of 

greenway alignments.  Where this is not fea-

sible, secure public access on greenways 

through easements or Statutory Rights-of-

Way across private property. 
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C4  

Civic and  

Recreation  

Facilities  
 

Provide an integrated net-

work of civic and recreational 

facilities to support commu-

nity and neighbourhood life. 
 

Surrey has developed a growing inventory of 

civic facilities that span a range of purposes 

and the support and enrich the social and cul-

tural life of the community.  These include the 

Surrey Museum, the Surrey Art Gallery, a num-

ber of heritage sites, recreation centres that 

provide for community meetings, child care, 

educational programs and cultural expression, 

community-based arts and culture spaces, li-

braries that serve as community learning  hubs 

and fire halls that allow rapid response to 

emergencies in all areas of the city. 

 

The Surrey City Centre Civic Precinct includes 

City Hall, the Civic Plaza and the Central City 

Library provides a new focal space for commu-

nity life.  Each Town Centre also includes com-

munity and recreation centres that are appro-

priate to the unique needs of each community. 

 

In order to meet Objective C4, the City will: 

 

 

 

 

C4 POLICIES | GENERAL 

 

C4.1 Develop and maintain a comprehensive 

plan for civic facilities to meet the growing 

needs of the City, including recreation cen-

tres, community centres, libraries, cultural 

facilities, police and fire facilities, municipal 

works yards and government buildings (see 

Figure 30). 

 

C4.2 Maintain and expand existing community 

recreation and civic facilities as community 

hubs within each Town Centre and in 

emerging centres such as Clayton, 

Grandview, South Port Kells and Fraser 

Heights. 

 

C4.3 Emphasize sustainable design including 

energy efficiency and renewable energy 

systems in all City facilities in order to re-

duce lifestyle facility costs and reduce 

greenhouse gas emissions. 

 

C4.4 Emphasize a high standard of architecture, 

landscape and urban design in the develop-

ment and renovation of community facili-

ties, including the integration of public art 

installations. 
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Figure 30:  

Recreation Facilities 
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C4 POLICIES | RECREATION CENTRES  

 AND FACILITIES 

 

C4.5 Provide indoor recreation centres in each 

community with an emphasis on central 

locations in existing Town Centres and 

emerging neighbourhood centres. 

 

C4.6 Plan public community recreation centres 

that are sensitively integrated into their 

community and neighbourhood context.   

 

C4.7 Co-locate indoor and outdoor facilities, 

where feasible, so that recreation facilities 

and sites are safe, efficiently used and main-

tained and provide a focus and meeting 

place for all demographic groups. 

 

C4.8 Locate new recreation centers so they are 

easily and safely accessible from surround-

ing neighbourhoods by walking, cycling and 

transit.  

 

C4.9 Develop facility plans and design programs 

for community recreation centres in consul-

tation with user groups and local communi-

ties. 

 

 

 

 

 

C4 POLICIES | OTHER CIVIC FACILITIES 

 

 

C4.10 Plan for new Fire Halls and expand existing 

Fire Halls in response to urban growth and 

development in order to provide adequate 

emergency response times as set out in the 

Surrey Fire and Rescue Service Master Plan. 

 

C3.11 Coordinate with the Surrey RCMP to locate 

community policing facilities in each Town 

Centre and in emerging population centres, 

as appropriate, to ensure operational effi-

ciency and community access to police ser-

vices. 

 

C4.12 Coordinate with Surrey Libraries to locate 

new library branches and to expand existing 

libraries in areas of growth in the city, with a 

focus on Town Centres and in emerging 

population centres such as Clayton and 

Grandview, in order to ensure wide public 

access to Surrey’s library branches. 

 

C4.13 Continue to expand cultural facilities, in-

cluding performing and visual arts facilities, 

including the Surrey Art Gallery and herit-

age facilities such as the Surrey Museum.  

Pursue the development of cultural facilities 

in City Centre and in South Surry to compli-

ment existing arts and heritage facilities in 

Newton and Cloverdale. 
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C4 POLICIES | PARTNERSHIPS 

 

C4.14 Pursue partnerships and collaborations to 

coordinate the development of new civic 

facilities with other public facilities ,such as 

libraries and schools, to create community 

hubs and to achieve efficiencies in facilities 

and programming, where appropriate. 

 

C4.15 Consider opportunities to integrate space 

for community groups, non-profit organi-

zations, childcare operations and other 

community programs into civic facilities in 

consultations with community groups and 

stakeholders. 

 

C4.16 Consider public-private recreation partner-

ships, where appropriate, where non-profit 

operators such as the YM-YWCA operate 

publically– accessible private recreation 

facilities on public lands or within existing 

shared facilities. 

 

 

 

 

 

 

 

C4 POLICIES | IMPLEMENTATION 

 

C4.17 Develop and maintain a capital funding 

plan for future development and expansion 

of civic facilities. 

 

C4.18 Vigorously pursue senior government 

grants and matching funding programs to 

support the development of community 

facilities throughout Surrey. 

 

C4.19 Consider incentives such as bonus density 

provisions for private-sector development, 

to deliver space for community facilities 

such as cultural space, childcare space and 

community meeting space in appropriate 

locations, with am emphasis on Town Cen-

ters. 
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THEME D:  

ECOSYSTEMS 
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THEME D | INTRODUCTION 
 
While Surrey has been settled by people of European descent for almost 150 years and virtually 

all of its original forests and wetlands have been modified by human activity, the City still con-

tains diverse and healthy natural ecosystems that support a rich biodiversity.  These ecosystems 

include extensive tidal flats around Boundary Bay, salmon-bearing streams and their riparian 

corridors, mature second-growth forests, wetlands, old fields and meadows and successional 

woodlands.  Many of the most significant ecosystems are protected in Regional or City parks or 

in wildlife management areas; however, other important natural areas exist on private property 

that have urban development or agricultural potential. 

 

The City of Surrey is committed to identifying and protecting its significant ecosystems and the 

elements supporting its biodiversity, and managing these public lands to maintain a healthy 

natural environment.  The City also influences the management of private lands that contribute 

to ecological health through regulation and by encouraging best practices. 

 

 

THEME D | OBJECTIVES 
 

1.   Identify,  protect, enhance and manage Surrey’s biodiversity and network of sig-

nificant natural ecosystems. 

2.   Reduce exposure to natural hazards through the appropriate location and design 

of development. 

3.   Encourage and implement greener development and building practices to im-

prove water, air, soil and habitat quality. 

4.   Design a community that is energy-efficient, reduces carbon emissions and adapts 

to a changing climate. 

 

 

 



d r a f t 

 Theme D | Ecosystems 

147 

By-law No. : ****** 

THEME D:  
ECOSYSTEMS 
 

 

 

 

SECTIONS: 

D1 Green Infrastructure and 

Ecosystem  Management  

 

D2 Hazard Lands 

 

D3 Greener Site Development 

 

D4 Energy, Emissions and  

 Climate Resiliency 
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D1  

Green  

Infrastructure 

and Ecosystem 

Management  
 

Identify, protect and  

manage Surrey’s significant 

natural ecosystems.  
 

The foundation of ecosystem management is 

the identification and protection of sensitive 

and significant ecosystems. The protection of 

Surrey’s natural ecology, one of the City’s most 

valuable assets, will ensure Surrey remains a 

highly livable, attractive and memorable place 

to live, work or play.   

 

The Ecosystem Management Strategy (EMS) 

identifies a Green Infrastructure Network (GIN) 

made up of natural elements that exist at a 

site, neighbourhood, community, or regional 

scale.  The GIN is a natural interconnected net-

work that conserves natural ecosystem values 

and functions and that sustains clean air and 

water. The GIN provides a wide array of bene-

fits to people and wildlife and help the City of 

Surrey establish priorities for environmental 

management. 

 

In order to meet Objective D1, the City will: 

 

 

 

D1 POLICIES | GENERAL 

 

 

D1.1 Utilize the Ecosystem Management Strategy 

and the Biodiversity Conservation Strategy 

to guide the management and protection 

of Surrey’s diverse ecosystems. 
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D1 POLICIES | GREEN INFRASTRUCTURE 

 NETWORK 

 

D1.2 Establish plans, strategies and policies to 

protect, enhance and manage the Ecosys-

tem Management Strategy (EMS) Green In-

frastructure Network (GIN) as shown in 

Figure 31 by: 

 

 Strategically acquiring land for ecosys-

tem conservation purposes 

 Identifying natural areas for protection 

in the preparation of Secondary Plans 

 Implementing Development Permit 

Guidelines for the protection of the nat-

ural environment as detailed in DP3 of 

the Implementation Section of this 

OCP (to be added at a later date). 

 

D1.3 Identify and continue to work toward iden-

tifying and protecting sensitive fisheries 

zones including aquatic habitats, wetlands 

and riparian areas as defined in conjunction 

with other agencies and as shown in Fig-

ure 32.    

 

D1.4 Preserve riparian areas and watercourses in 

their natural state and link them with up-

land natural areas to develop a connected 

network of natural areas throughout Surrey. 

 

 

 

 

D1.5 Facilitate wildlife movement and habitat 

protection by conserving, enhancing and 

promoting wildlife corridors through parks 

and by connecting hubs, open spaces and 

riparian areas. 

 

D1.6 Work toward protecting existing natural 

urban forests and natural vegetative cover-

age to maximize Surrey’s tree canopy and 

reach the target goal 40 percent canopy 

coverage for the entire city. 

  

D1.7 Develop and implement strategies for pro-

tecting and enhancing biodiversity through-

out Surrey, such as:   

 

 Employing conservation tools such, for 

example, covenants, eco-gifting pro-

grams, land trusts and incentives, to 

encourage environmental protection on 

private lands 

 Retaining and protecting significant 

trees and undisturbed natural vegeta-

tion areas through the development 

process and the implementation of Sur-

rey’s Tree Protection By-law and other 

regulatory by-laws to achieve the City’s 

conservation objectives 

 Encouraging the clustering of develop-

ment to achieve conservation objec-

tives. 

 

D1.8 Encourage and promote the planting of 

native vegetation and trees on public and 

private property to increase  overall tree 

canopy coverage and to enhance wildlife 

populations and habitat quality. 

 

D1.9 Encourage ecological restoration of ripari-

an and/or significant natural areas to im-

prove stream health, to support biodiversi-

ty and to improve ecological health of the 

Green Infrastructure Network. 
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Figure 31: 

EMS Green Infrastructure Network 
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Figure 32: 

Watercourse Fish Classifications 
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D1 POLICIES | PARTNERSHIPS AND 

  EDUCATION 

 

D1.10 Support and partner with senior govern-

ments, Metro Vancouver and other local 

governments and agencies to protect sensi-

tive ecosystems in Surrey.  

 

D1.11 Work cooperatively with the farming com-

munity to identify opportunities to protect 

and enhance wildlife habitat in agricultural 

lands, while recognizing the primary role of 

food production. 

 

D1.12 Work with the development community, 

and community groups including water-

shed stewardship groups, environmental 

groups and the City’s Environmental Advi-

sory Committee (EAC), to identify opportu-

nities to enhance biodiversity at all levels.   

 

 

 

 

 

 

 

D1.13 Continue to develop programs and infor-

mation supplements that raise public 

awareness and understanding about eco-

system planning and management. 

 

D1.14 Develop educational and instructional pro-

grams that help property owners under-

stand to retain natural vegetative cover and 

use native and drought resistant plants.  

 

D1.15 Use Surrey’s Environmental Advisory Com-

mittee (EAC) to provide input and advice on 

environmental issues in relation to City pol-

icies and initiatives.     
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D1 POLICIES | IMPLEMENTATION 

 

 

D1.16 Incorporate the protection and restoration 

of ecosystems and biodiversity into all Sec-

ondary Plans and Local Area Plans. 

 

D1.17 Consider biodiversity objectives in the de-

sign and review of all capital projects and 

the review of all development applications.  

 

D1.18 Incorporate wildlife habitat considerations 

into capital project planning and construc-

tion including using narrower roads, wildlife 

bridges or large culvert underpasses, where 

feasible. 

 

 

 

 

 

 

 

 

 

 

 

D1.19 Investigate the use of financial tools as a 

way to protect significant natural hubs and 

sites within Surrey’s Green Infrastructure 

Network. 

 

D1.20 Explore mechanisms to facilitate a fair and 

equitable distribution of the costs of man-

aging ecosystems and biodiversity in Surrey. 
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D2  

Hazard Lands 
 

Reduce exposure to natural 

hazards through the appro-

priate location and design of 

development. 
 

Natural hazards include such forces as flood-

ing, landslides, land erosion, seismic activity 

and wildfires that threaten public safety and 

property.  These hazards pose a greater con-

cern in certain areas than others due to slope 

stability, soil conditions, floodplain elevations 

and proximity to sources of risk.  Locating and 

designing development to reduce the risk of 

exposure to natural hazards is a key compo-

nent of sustainability, ensuring public safety 

and reducing property loss. 

 

In order to meet Objective D2, the City will: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

D2 POLICIES | GENERAL 

 

D2.1 Avoid development in areas subject to nat-

ural hazards including flood-prone hazard 

lands and steep or unstable slopes (see Fig-

ure 33 and Figure 34) to reduce exposure 

to risk due to natural hazards. 

 

D2.2 Where development or building in areas 

subject to natural hazards is unavoidable, 

permit such development only where effec-

tive protective measures are taken as certi-

fied by a Qualified Professional. 

 

D2.3 Work with the development and construc-

tion industry, educational institutions, pro-

fessional organizations, utility companies 

and other levels of government to make 

information on sustainable development 

costs, benefits and implementation practic-

es readily available, easy to understand and 

applicable to the development environment 

in Surrey.  
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D2 POLICIES | STEEP SLOPE HAZARDS  

 

D2.4 Require geotechnical assessments for de-

velopment and capital projects on slopes 

steeper than 15 percent. The location and 

boundaries of known Steep Slope Hazard 

Lands are shown conceptually (see Figure 

33).  These approximate locations may be 

revised with additional study or as devel-

opment proceeds.   

 

D2.5 Designate Development Permit areas and 

implement Development Permit guidelines 

for development within Steep Slope Haz-

ard Lands, including mitigating measures 

or restrictions.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

D2.6 Protect identified steep slopes as green 

space unless shown by a geotechnical or 

engineering study that the steep slope can 

accommodate a proposed development. 

Development will only be supported if it 

can be shown by a Qualified Professional 

that no detrimental impact is being placed 

on adjacent lands or on the proposed de-

velopment itself.  Where it is demonstrated 

by a Qualified Professional that develop-

ment may occur on steep slopes, the de-

veloper shall provide the City with a Save 

Harmless Covenant.  Development must 

proceed in strict compliance with the rec-

ommendations of the geotechnical report. 

 

D2.7 Require geotechnical investigations where 

potentially unstable soils are encountered 

during development. Reports by a Quali-

fied Professional are to determine the ex-

tent of the expanse of soils and make rec-

ommendations to eliminate or mitigate any 

potential hazards. 
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Figure 33: 

Steep Slope Hazard Areas 
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D2 POLICIES | FLOOD HAZARDS 

 

D2.8 Restrict new urban development in areas 

subject to flooding, including the 200 year 

floodplain of the Pacific Ocean and the 

Fraser, Serpentine, Nicomekl and Little 

Campbell Rivers, as revised from time to 

time (see Figure 34). 

 

D2.9 Permit development in areas subject to 

flood hazards only when it is demonstrated 

by a Qualified Professional that the pro-

posal meets current flood protection re-

quirements, at the time of development, 

with respect to proposed uses, building 

materials and required building elevations.  

A Save Harmless Covenant indemnifying 

the City is required for all development 

within flood prone areas.  

 

D2.10 Consider and prepare for the projected 

effects of climate change on flood hazard 

areas due to sea level rise and flood risk.  

Take into account the effects of long-term 

climate change such as increased flooding 

events, increased runoff due to develop-

ment and a reduced percentage of overall 

mature tree cover. 

 

D2.11 Continue working toward meeting Agricul-

tural and Rural Subsidiary Agreement 

(ARDSA) standards for flood protection in 

agricultural low land areas within the city. 
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Figure 34: 

Flood Prone Hazard Lands 
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D3  

Greener Site  

Development 
 

Encourage and implement 

greener development and 

building practices. 
 

“Greener development” is a term that de-

scribes when buildings, other structures and 

site works, such as plazas, walkways, parking 

areas, drainage systems and landscaping, are 

constructed to incorporate and enhance natu-

ral ecosystems and processes to a greater ex-

tent than conventional development.  Exam-

ples of greener buildings include those that 

are heated or cooled using renewable energy 

sources that are constructed using recycled 

materials or that have living green roofs or 

walls which reduce storm runoff and provide 

habitat for insects and wildlife.  Examples of 

greener site development include rain gardens 

that slow runoff and return rainwater to the 

soil, permeable pavements and parking areas, 

site lighting that uses renewable energy 

sources or plantings of native trees and shrub 

communities that reduce the need for irriga-

tion and pest control. 

 

The City of Surrey is committed to implanting 

greener development practices, both in its 

own civic facilities and sites and in private-

sector development. 

 

In order to meet Objective D3, the City will: 

 

 

D3 POLICIES | GENERAL 

 

D3.1 Support land development and construc-

tion that minimizes impacts on the natural 

environment and that enhances environ-

mental sustainability. 
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D3 POLICIES | SITE DEVELOPMENT 

 

D3.2 Maximize the retention of existing native 

vegetative cover on development sites to 

help provide environmental benefits by 

controlling development-caused erosion 

and runoff. 

 

D3.3 Encourage the planting of native plants 

adapted to local soil and water conditions 

to enhance local wildlife habitat, micro-

climates and air quality. 

 

D3.4 Support the installation of plant communi-

ties that provide food, nutrients and habi-

tat that supports wildlife. 

 

D3.5 Support sustainable development practices 

that reduce site erosion, maintains water 

quality and base flows and natural flow 

patterns for any receiving watercourses to 

limit creek erosion, avoid flooding and 

protect aquatic habitats. 

 

D3.6 Support site development that employs 

Best Management Practices that maximizes 

on-site infiltration of runoff and minimizes 

the extent of impermeable surfaces. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

D3.7 Require adequate control of sedimentation 

and erosion in runoff water during con-

struction.  Appropriate, well-maintained 

erosion control measures shall be used for 

development sites that prevent sediment 

from leaving the site and/or entering the 

City’s drainage system. 

 

D3.8 Ensure all facilities designed for erosion 

and sediment control  meet the joint Pro-

vincial and Federal Land Development 

Guidelines for the Protection of Aquatic 

Habitat and/or Best Management Practices 

of the City of Surrey’s Engineering Depart-

ment. 

 

D3.9 Provide adequate growing material and 

soil depth on development sites and public 

boulevards to properly accommodate tree 

roots and adequate growth capacity to 

sustain site landscaping. 

 

D3.10 Require the implementation of strategies 

for reducing construction waster and max-

imizing the reuse and recycling of con-

struction material.   
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D3 POLICIES | BUILDINGS 

 

D3.11 Incorporate facilities for composting and 

recycling into development to reduce 

waste. 

 

D3.12 Encourage innovative housing and building 

design to achieve energy conservation, wa-

ter conservation, waste reduction and GHG 

reduction.  

 

D3.13 Integrate sustainable building features such 

as green roofs, green walls, rain gardens, 

infiltration, clean energy systems, energy 

efficient buildings and wastewater recycling 

as well as community gardens into the de-

sign of buildings and sites. 

 

D3.14 Encourage the reduction, reuse and recy-

cling of domestic water through appropri-

ate site landscaping and building design 

technology. 

 

 

 

 

 

 

 

 

D3 POLICIES | IMPLEMENTATION 

 

D3.15 Use the full range of tools available under 

the Local Government Act to protect Sur-

rey’s ecosystems including Development 

Permit Areas and associated Development 

Permit Guidelines for the protection and 

management of the natural environment.   

 

D3.16 Evaluate and monitor development perfor-

mance though the use of sustainable de-

velopment checklist to encourage greener 

development and building practices and to 

measure progress towards benchmarks for 

sustainability (see Implementation Sec-

tion IV: Sustainability Indicators of this 

OCP). 

 

D3.17 Consider development incentives that sup-

port more energy efficient green develop-

ment and building practices.   

 

D3.18 Develop and promote education al materi-

als and programs for developers, home-

owners and professionals to encourage 

greener development and building practic-

es.  
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D4  

Energy,  

Emissions and 

Climate  

Resiliency 
 

Build an energy-efficient 

community that reduces  

carbon emissions and adapts 

to a changing climate.  
 

Climate change is a significant global chal-

lenge with regional and local impacts, magni-

tude and timing that are not yet fully under-

stood.  Over the coming decades, it is ex-

pected that a changing climate will be charac-

terized locally by drier summers with increas-

ing drought and heat stress and wetter winters 

with increasing flooding from the seasonal in-

undation of low-lying areas and from more 

intense storm events.  It is also expected that 

higher global temperatures will result in: sea 

level rise that will place pressure on Surrey’s 

diking and flood control infrastructure; the 

possibility of higher reshet levels on the Fraser 

River; and the loss of productive agricultural 

lands and natural habitats. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A Separate but related issue to a changing cli-

mate is the likelihood of higher energy prices 

in  the future as conventional energy sources 

are depleted and more demand pressure is 

placed on alternative energy, including hydro-

electricity. 

 

The City of Surrey is committed to reducing 

the use of fossil-based fuels in its corporate 

operations and in the community as a whole in 

order to reduce greenhouse gas emissions and 

to protect residents and business from energy 

price increases.  The City also recognizes the 

need to adapt to the inevitable effects of cli-

mate change in a flexible and precautionary 

manner in order to protect public safety, infra-

structure and property interests. 

 

In order to meet Objective D4, the City will: 
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D4 POLICIES | GENERAL  

 

D4.1 Implement the recommendations of Sur-

rey’s Community Energy and Emissions Plan 

and Corporate Emissions Action Plan. 

 

D4.2 Move toward reducing Surrey’s per capita 

GHG emissions from non-agricultural and 

non-industrial activities to below 2007 lev-

els, by 33% before 2020 and by 80% before 

2050. 

 

D4.3 Support land uses, development options, 

transportation alternatives, built forms and 

infrastructure that reduce energy use and 

costs, integrate renewable energy sources 

and increase energy conservation through 

efficiency improvements.  

  

D4.4 Support the development of community-

wide energy reduction targets by promot-

ing the implementation of programs and 

policies that reduce energy use associated 

with transportation, utilities and buildings.    

 

D4.5 Promote the development and implemen-

tation of alternative financing strategies 

and mechanisms to address financial barri-

ers associated with additional costs for effi-

ciency and/or use of renewable energy. 

 

 

 

 

 

 

 

D4 POLICIES | BUILDINGS 

 

D4.6 Minimize GHG emission from buildings by 

using incentives and by encouraging build-

ing design and construction to exceed the 

BC Building Code energy efficiency stand-

ards. 

 

D4.7 Support building designs that allow for 

mixed use combining work and living spac-

es to reduce the need to travel for employ-

ment purposes. 

 

D4.8 Consider programs that advance the con-

struction of energy efficient development 

and encourage the use of, or provide incen-

tives for, energy efficient retrofits in existing 

commercial, institutional and residential 

buildings. 

 

D4.9 Support building and landscaping designs 

that increase energy efficiency by encour-

aging developers to take building orienta-

tion and the local climate into considera-

tion (e.g. passive solar building design) as 

part of the overall development design. 

(See DP1 of the Implementation Sec-

tion of this OCP.) 

 

D4.10 Explore implementing requirements for 

new developments to accommodate infra-

structure for solar hot water and electric 

vehicle charging stations. 
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Figure 35: CLIMATE CHANGE AND GREENHOUSE GASES (GHG) 

Addressing the effects of Climate Change has been referred to as the greatest challenge of our time.  There 

is strong evidence to suggest that Climate Change is the result of greenhouse gas (GHG) emissions from 

human activities, primarily the burning of fossil fuels and methane released from agricultural practices, 

which have the effect of retaining the sun’s energy and warming the planet above natural temperatures.  

The identified impacts of this warming include the loss of polar ice caps, sea level rises that threaten to 

flood low-lying areas, a significant increase in the number of severe weather events and the devastation 

of British Columbia’s forests (e.g. pine beetle infestation).  If uncontrolled, it is predicted that warming 

could lead to the mass extinctions of one third of the planet’s species. 

Transportation accounts for approximately 62% of GHGs emissions in Surrey while buildings account for 

approximately 35%. Land use policies can influence transportation impacts through density and form of 

development while design and construction practices can make a significant impact on the energy re-

quired for buildings (e.g. heating, cooling and lighting). 

To meet the extraordinary challenge of effectively dealing with Climate Change, the Provincial govern-

ment has legislated significant reductions in GHG emissions within British Columbia.  Furthermore, the BC 

government requires local governments to establish their own GHG reduction targets and to implement 

policies and actions to meet these targets.   

Addressing Climate Change involves the two inter-related components of mitigation and adaptation, de-

fined as: 

Mitigation  - policy, regulatory or project-based measures that contribute to the stabilization or reduction of green-

house fas concentrations in the atmosphere.  Renewable energy programs, energy efficiency frame-

works and substitution of fossil fuels are examples of climate change mitigation measures.  Also known 

as “avoiding the unmanageable”. 

Adaptation  - actions that respond to actual or projected climate impacts and which reduce the effects of climate 

change on natural or human systems (e.g. increasing drainage capacity to accommodate changing pre-

cipitation patterns). Also known as “managing the unavoidable”. 

The principal long range tool for addressing climate change within the municipal sphere of influence is the 

creation of complete, compact communities that support the objectives of energy efficient buildings, sus-

tainable energy systems and alternative transportation modes.  Higher development densities, with a mix 

of land uses, are essential to achieving these objectives. 
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D4 POLICIES | LAND USE 

 

D4.11 Ensure all new Neighbourhood  Concept 

Plans (NCP) use information from appropri-

ate agencies, including BC Hydro and Fortis 

BC, to determine neighbourhood-level pro-

jections and assessments of future energy 

use.  Identify opportunities for energy effi-

ciency improvements, energy conservation 

and use of renewable energy technologies. 

 

D4.12 Use development and design review appli-

cations, as well as Development Permit 

Guidelines, to implement energy policies 

supportive of community-based energy 

systems. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

D4 POLICIES | TRANSPORTATION 

 

D4.13 Reduce GHG emissions within Surrey by 

focusing on the following:  

 

 land use patterns that reduce vehicle 

use 

 advocating for improved vehicle effi-

ciencies including enhanced tailpipe 

and vehicle emission standards 

 supporting the expanded use of alter-

native fuel vehicles 

 developing programs that work to 

eliminate unnecessary idling. 
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D4 POLICIES | ENERGY SUPPLY 

 

D4.14 Promote the use of low-carbon, renewable 

energy sources to reduce reliance on fossil 

fuels and enhance local energy security 

through community energy solutions. 

 

D4.15 Explore innovative ways to produce, supply 

and store energy at the building, neigh-

bourhood and community levels. 

 

D4.16 Support the use of District Energy as a 

method of promoting energy security 

while providing the flexibility to integrate a 

range of renewable energy sources over 

time. 

 

D4.17 Focus the initial development of Surrey’s 

District Energy system within City Centre, 

developing future systems in Town Centres 

and along high-density corridors. 

 

D4.18 Consult with community stakeholders in-

cluding development community, land 

owners, residents, commercial tenants and 

public institutions in the development of 

any District Energy system in Surrey.  

 

D4.19 Within designated energy service areas, 

develop financial and policy tools to en-

hance the financial viability of District Ener-

gy implementation. 

D4 POLICIES | CLIMATE ADAPTATION 

 

D4.20 Implement Surrey’s (draft) Climate Adapta-

tion Strategy to aid the City in anticipating 

and minimizing the impacts of short– and 

long-term climate change on infrastruc-

ture, development, human health, water 

supply, energy security, drainage and 

flooding, agriculture and natural systems. 

 

D4.21 Develop guidelines that specify how build-

ing design and material specifications can 

be used to adapt to the impacts of climate 

change. 

 

D4.22 Incorporate climate change adaption into 

the City’s risk management framework to 

ensure integration and implementation of 

Surrey’s (draft) Climate Adaptation Strategy 

across City departments. 
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THEME E:  

ECONOMY 
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THEME E | INTRODUCTION 
 
The City of Surrey is committed to developing a complete community that balances a high-

quality living environment with a diverse, vibrant and sustainable local economy.  A strong lo-

cal economy generates a wide range of stable jobs for Surrey residents, supports a robust and 

stable tax base to fund essential community services and provides wide access to consumer 

goods, services and business investment opportunities. 

 

Surrey enjoys a number of advantages that will enhance its economic position within the re-

gion, including excellent transportation links within and beyond the Region, the emergence of 

City Centre as the primary metropolitan core for the South of Fraser area, a large skilled labour 

force, fertile and abundant agricultural lands, two growing post-secondary institutions and sig-

nificant reserves of underdeveloped industrial land. 

 

The objectives in Theme E aim to enhance sustainable economic growth in Surrey and take ad-

vantage of emerging business opportunities in order to support a broad-based, vibrant, high-

quality economy. 

 

 

THEME E | OBJECTIVES 
 

1.   Ensure a sufficient supply and efficient use of employment lands. 

2.   Encourage high-quality business innovation and diversified employment and in-

vestment opportunities. 

3.   Support and enhance local agriculture and its supporting infrastructure. 

4.   Identify and protect strategic aggregate resources in appropriate locations. 
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THEME E:  
ECONOMY 
 

-
 

 

SECTIONS: 

E1 Employment Lands 

 

E2 Employment, Investment 

and Innovation 

 

E3 Agriculture 

 

E4 Aggregates 
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E1 

Employment 

Lands 
 

Ensure sufficient supply and 

efficient use of  

employment lands. 
 

Surrey has extensive reserves of industrial-

designated land.  Protecting this land and the 

employment uses it supports is one of the 

most important actions the City can take to 

ensure a healthy economy into the future. 

 

Due to a limited industrial land base within the 

region, Surrey faces an ever increasing de-

mand for its employment lands.  As Surrey 

continues to accommodate a significant por-

tion of the employment uses in the Lower 

Mainland, it is imperative that the City uses its 

employment reserves strategically and effi-

ciently. In addition to newly development em-

ployment areas, redevelopment and intensifi-

cation of existing industrial sites will become 

necessary in order to meet the growing de-

mand for new employment lands in the future. 

 

In order to meet Objective E1, the City will: 

 

 

 

 

 

 

 

 

 

E1 POLICIES | GENERAL 

 

E1.1 Ensure a sufficient supply of employment 

lands, including designated industrial lands 

in Surrey, to meet the current and future 

needs of the local and regional economy. 

 

E1.2 Monitor the utilization and availability of 

industrial lands in conjunction with Metro 

Vancouver. 

 

E1.3 Identify lands that may be suitable for fu-

ture employment uses and that are located 

in areas that provide suitable access to ma-

jor transportation corridors.  Consider em-

ployment land needs in the preparation of 

all secondary plans. 

 

E1.4 Locate, site and design employment areas 

to be accessible, compatible, and well inte-

grated into surrounding communities and 

neighbourhoods.  Design employment dis-

tricts to provide services to workers em-

ployed in those areas. 
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E1 POLICIES | INTENSIFICATION 

 

E1.5 Encourage the full utilization and efficient 

use of industrial and other employment 

lands in order to maximize jobs and eco-

nomic activity per hectare. 

 

E1.6 Support the infill and redevelopment of un-

der utilized properties within Commercial, 

Mixed-Employment and Industrial land des-

ignations and remove regulatory or other 

barriers to achieving the full development 

capacity in these locations.   

 

E1.7 Develop flexible zoning regulations and by-

laws to support more intensive uses of ex-

isting employment lands.  

 

 

 

 

 

 

 

 

 

 

E1 POLICIES | COMMUNITY INTEGRATION 

 

E1.8 Ensure a positive interface between employ-

ment lands and accompanying industrial 

activities and surrounding uses. 

 

E1.9 Consider the importance of agricultural land 

and environmentally significant features 

adjacent to industrial areas in the planning 

of employment areas to ensure an appropri-

ate interface, sufficient environmental pro-

tection and suitable tree protection. 

 

E1.10 Ensure sufficient, convenient and appropri-

ate access to employment lands including 

supply and goods movement routes and 

access to employment opportunities for 

Surrey’s workforce. 
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E1 POLICIES | INDUSTRIAL USES 

 

E1.11 Protect industrially-designated land for in-

dustrial purposes, particularly industrial land 

accessible by water and railways. 

 

E1.12 Support proposals that use industrially-

designated land for commercial purposes 

only where: 

 

 Commercial and retail uses are accessory 

uses supporting the principal industrial 

use 

 Retail uses are limited to serving the 

needs of industrial employees 

 Commercial and retail uses do not pose 

short or long term conflicts or threaten 

the conversion of industrial lands to 

commercial uses. 

 

E1.13 Prohibit the conversion of industrial, busi-

ness park or mixed-employment lands to 

residential or other non-employment uses. 

 

E1.14 Locate office, business park and retail em-

ployment uses in a manner that respects the 

hierarchy of urban centres and direct major 

commercial and institutional employment 

generator to City Centre and Town Centres. 

 

 

E1 POLICIES | PORT LANDS 

 

E1.15 Support the economic role of Surrey’s port 

lands as significant contributions to the 

economy of Surrey and the Lower Mainland 

as a whole. 

 

E1.16 Work with Port Metro Vancouver in the im-

plementation  of its Strategic Plan Port 2050 

as it relates to the continued functioning 

and expansion of the Fraser Surrey Docks in 

way that protect the environment and are 

sensitive to adjacent neighbourhoods. 

 

E1.17 Work with Port Metro Vancouver in deter-

mining appropriate access (either via water, 

rail or truck) to the Fraser Surrey Docks in or 

der to support economic growth and devel-

opment. 

 

E1.18 Advocate for the replacement of the George 

Massey Tunnel as a means to allow for an 

increase in shipping access to Surrey’s port 

lands. 
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Figure36: Employment Land Types 

Land use designations are used to establish a reference for where types of uses are acceptable and ex-

pected to take place.  Land use designations are set regionally through the Metro Vancouver Regional 

Growth Strategy (RGS) and locally within this Official Community Plan in the Land Uses and Density Sec-

tion.   

The Regional Growth Strategy adopted by Metro Vancouver in 2011 established two types of employ-

ment-based land uses: industrial and mixed employment.  These uses are summarized here to establish a 

clear distinction between each.  According to the RGS: 

Industrial Uses 

Are primarily intended for heavy and light industrial activities, and appropriate accessory uses.  Commercial uses 

are limited in this category to those that support industrial activities only.   

 Residential uses are not intended to take place within the industrial land use designation. 

Mixed Employment Uses 

Mixed Employment areas are intended for industrial, commercial and other employment-related uses in order to 

meet regional economic needs.  Uses within this designation are intended to support industrial activities as well as 

complement Urban Centres and Frequent Transit Development Areas.  Those mixed-employment areas located 

close to or adjacent to Urban Centres or Frequent Transit Development Areas are expected to be able to accom-

modate more office uses and other, more intensive forms of commercial. 

 Mixed Employment areas located away from Urban Centres or Frequent Transit Development Areas would still 

accommodate industrial and commercial uses but office and retail uses would be at a much smaller, lower density 

scale. 

 Residential uses are not intended to take place within Mixed Employment designated areas.  
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E1 POLICIES | OFFICE AND COMMERCIAL 

 USES 

 

E1.19 Direct office uses, institutions and major 

retail centres to locations accessible by 

public transit such as  City Centre, Town 

Centres and Frequent Transit Corridors. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

E1 POLICIES | MIXED EMPLOYMENT USES 

 

 

E1.20 Direct higher value industrial and higher 

order office uses to locate in Mixed Employ-

ment areas, including South Westminster, 

Newton, East Panorama Ridge and Highway 

99, to take advantage of good access, visi-

bility and proximity to residential areas (as 

shown in Figure 37). 

 

E1.21 Encourage the continues expansion of high-

tech, research and development, light man-

ufacturing and head offices to locate within 

Mixed Employment areas that area accessi-

ble to major transportation corridors and/or 

frequent transit service.  

 

E1.22 Support the vitality of Mixed Employment 

areas and uses without compromising the 

role and composition of existing Town Cen-

tres. 
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Figure 37: 

Major Employment Areas 
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E1 POLICIES |  REGIONAL INFRASTRUCTURE 

 AND TRANSPORTATION  

 

E1.23 Advocate and partner with Federal and Pro-

vincial governments to ensure regional 

transportation routes are maintained.  This 

is especially important where there are key 

economic gateways and linkages to the rest 

of the region and beyond. 

 

E1.24 Support initiatives to increase travel capaci-

ty across the Fraser River, including capacity 

for pedestrians, cyclists, buses and high-

occupancy vehicles, to support regional 

economic development links that directly 

benefit Surrey’s economy. 

 

E1.25 Seek opportunities to work with senior lev-

els of government and  private partners to 

deliver major infrastructure improvements, 

such as transportation, communication and 

utility infrastructure, that is pivotal to Sur-

rey’s economic growth. 

 

E1.26 Facilitate goods movement routes and rail 

and truck access between major employ-

ment areas in Surrey and between key 

transportation corridors and gateways, in-

cluding the Surrey Fraser Docks, the Van-

couver International Airport and the US/

Canada border crossings, by planning for 

appropriate land uses and densities along 

major corridors.  

 

 

 

 

E1.27 Collaborate with senior levels of govern-

ment, Metro Vancouver and TransLink to 

ensure the appropriate and timely delivery 

of major transportation infrastructure to 

support economic growth and develop-

ment in Surrey, including the: 

 

 Expansion of light rail rapid transit in 

Surrey 

 Replacement of the Patullo Bridge 

 Replacement of the George Massey 

Tunnel 

 Completion of the South Fraser Perime-

ter Road 

 Upgrading of Highway 99 

 Completing all grade separation  cross-

ings across Surrey’s rail corridors 

 Upgrading or adding port-related infra-

structure 

 Upgrading US/Canada border infrastruc-

ture 

 Upgrading Metro Vancouver’s trunk wa-

ter and sewer infrastructure 

 Adding new interchanges along High-

way #1 and #99 to provide access to 

Surrey. 

 

E1.28 Collaborate with senior levels of govern-

ment and with TransLink to reduce conges-

tion along strategic  goods movement cor-

ridors in order to support economic devel-

opment. 

 

E1.29 Complete and implement a comprehensive 

and sustainable strategy for truck parking, 

identifying permitted locations and re-

quired site enhancements. 
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E1 POLICIES | SUSTAINABLE DEVELOPMENT 

 

E1.30 Support and encourage the high quality, 

environmentally responsible, sustainable 

development of employment lands, includ-

ing such considerations as alternative rain-

water management, green buildings and 

renewable and district energy supply sys-

tems. 

 

E1.31 Review parking standards to identify ways 

in which parking can be provided more effi-

ciently and sustainable within industrial and 

mixed-employment development areas. 

 

E1.32 Support Eco-Industrial Networking (EIN) 

and other green-friendly approaches to 

development in industrial and major em-

ployment areas.  Consider supporting the 

use of waste recycling, waste heat and wa-

ter reuse, carpooling, shared transportation 

and parking facilities and other sustainable 

development practices.    
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E2  

Employment,  

Investment and 

Innovation 
 

Ensure high-quality,  

diversified employment and 

investment opportunities and 

Innovative practices. 

 
A high quality, sustainable economy delivers 

broad access to rewarding jobs in sectors of 

the economy that continue to grow and thrive 

into the future.  Economic development poli-

cies that encourage investment and support 

innovation are key to attracting and retaining 

the businesses that drive a sustainable, thriv-

ing local economy.  

 

The City of Surrey’s economic development 

strategy positions the City as an attractive lo-

cation for investment, emphasizes post-

secondary education and skills training and 

focuses on growing sectors such as clean en-

ergy, intensive value-added agriculture and 

advanced manufacturing technologies. 

 

In order to meet Objective E2, the City will: 

 

 

 

 

 

 

E2 POLICIES | GENERAL 

 

E2.1 Develop, implement and maintain a coor-

dinated economic development strategy in 

the context of Federal, Provincial and re-

gional economic development programs, 

plans and objectives. 
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E2 POLICIES | ECONOMIC DEVELOPMENT 

 

E2.2 Promote economic development to achieve 

and maintain a balanced ratio of one job for 

every member of Surrey’s labour force. 

 

E2.3 Take advantage of and market Surrey’s eco-

nomic strengths and competitive ad-

vantages, including: 

 

 Convenient access to major transporta-

tion routes and gateways including the 

US/Canada border, highways and rail-

ways into the United States and the BC 

Interior, the Surrey Fraser Docks and the 

Vancouver International Airport 

 Proximity to post-secondary and trades 

and technology educational institutions 

 Relatively affordable and available land 

for business expansion 

 Relatively affordable housing for employ-

ees 

 A young and educated labour force. 

 

E2.4 Encourage private sector investment in stra-

tegic areas of the city through the use of 

such tools as development incentives and 

economic investment zones. 

 

E2.5  Take advantage of strategic investment op-

portunities by using City-owned lands to 

leverage private-sector investment.   

 

E2 POLICIES | PARTNERSHIPS 

 

E2.6 Maintain cooperative partnerships with 

community organizations and business 

groups active within Surrey, including the 

Surrey Board of Trade, Business Improve-

ment  Associations, the Urban Development 

Institute and other industry associations, in 

order to foster investment and business de-

velopment. 

 

E2.7 Maintain strategic partnerships with energy 

stakeholders (e.g. BC Hydro, SFU and Power 

Tech labs, Fortis BC) to facilitate the growth 

of clean energy businesses in Surrey. 

 

E2.8 Encourage partnerships between the Surrey 

City Development Corporation and the pri-

vate sector, where appropriate.   
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E2 POLICIES | EDUCATION AND SKILLS 

 TRAINING 

 

E2.9 Continue partnering with and supporting the 

efforts of local post-secondary education 

institutions to expand and ensure that an 

adequate number of seats and relevant pro-

grams are available to meet the needs of 

students and the local economy. 

 

E2.10 Support the expansion of career and skills 

training programs and facilities to develop 

the economy and provide skilled workers, 

especially in high technology and other 

growing areas of the economy. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

E2 POLICIES | INFRASTRUCTURE 

 

 

E2.11 Ensure that appropriate infrastructure, in-

cluding transit, transportation, communica-

tions, water and sewer and electrical and 

wireless networks, are planned and con-

structed in appropriate locations to best 

support the growth of Surrey’s economy. 

 

E2.12 Advocate to senior governments for in-

creased investment in major regional trans-

portation infrastructure including rapid 

transit to support economic growth and 

economic expansion within Surrey. 

 

E2.13 Ensure that services and amenities for em-

ployees, such as child care, recreation and 

personal services, are located near employ-

ment centres to enhance worker’s quality of 

life and productivity. 

 

E2.14 Consider opportunities to expand live-work 

zoning and home-based business policies as 

a way of retaining and attracting business-

related employment. 
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E2 POLICIES | ECONOMIC GROWTH  

 SECTORS 

 

E2.15 Achieve economic growth and job creation 

by supporting and developing the renewa-

ble energy and clean technology sectors 

within Surrey. 

 

E2.16 Consider establishing business incubator 

areas to support commercialization in po-

tential high-growth sectors such as health 

sciences, clean energy technology and value

-added manufacturing. 

 

E2.17 Encourage the growth of high value-added 

industries such as engineering and design 

services, advanced manufacturing, food pro-

cessing, specialized construction materials 

and manufacturing and product innovations. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

E2.18 Encourage the growth of the tourism and 

hospitality sector by building on Surrey’s 

natural and cultural features to foster a pos-

itive image of the city as a place to visit and 

by expanding and improving Surrey’s hotel, 

hospitality and convention facilities. 

 

E2.19 Encourage the growth of the “green build-

ing” technology sector in Surrey by encour-

aging energy-efficient construction and the 

use of green building certification programs 

for private and public development. 
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E3 

Agriculture 
 

Support and enhance local 

agriculture and its supporting 

infrastructure. 
 

Agriculture plays an important role within Sur-

rey.  The mild climate, productive soils, exten-

sive farmland, supportive infrastructure and 

the ability to produce a wide range of crops all 

contribute to the success of Surrey’s farms.   

 

Surrey works to protect its agricultural land 

and promote sustainable food systems.  For 

agriculture to survive and thrive in a metropol-

itan setting, a comprehensive framework ad-

dressing agricultural-development issues, re-

solving rural-urban conflicts and ensuring long 

term agriculture viability is needed. 

 

The Agriculture and Food Security Advisory 

Committee (AFSAC), comprised of representa-

tives from the local agricultural sector, City 

Council, the Ministry of Agriculture, Surrey’s 

Environmental Advisory Committee and plan-

ning and engineering staff, advises Council on 

agricultural policy and identifies solutions to 

specific issues ensuring a thriving, sustainable 

agri-food sector in Surrey.  

 

In order to meet Objective E3, the City will: 

 

 

 

 

 

 

 

E3 POLICIES | GENERAL 

 

E3.1 Maintain the integrity of the Agricultural 

Land Reserve (ALR) and its existing bounda-

ries (see Figure 39). 

 

E3.2 Ensure all land uses within the Agricultural 

Land Reserve conform to the policies and 

regulations of the Agricultural Land Com-

mission Act and the Farm Practices Protec-

tion Act. 

 

E3.3 Protect and support the continued designa-

tion and use of agricultural land for agricul-

tural purposes regardless of soil types and 

capabilities.  Encourage locating non-soil 

based agricultural structures on less pro-

ductive soils, where feasible, in order to 

fully utilize prime soil resources. 

 

E3.4 Encourage the continued use of farmland 

located outside of the ALR for agriculture 

purposes, subject to the development of an 

approved secondary plan.  

 

E3.5 Avoid the fragmentation of ALR lands.  Lim-

it the subdivision of land within the ALR to 

greater than 4 ha (10 ac).  Limit the subdivi-

sion of designated agriculture land outside 

the ALR to greater than 2 ha (5 ac). Encour-

age the amalgamation of lots in agricultural 

areas. 

 

E3.6 Require 2 ha of land, within Surrey, of 

equivalent or better soil capacity, to be in-

cluded into the ALR for each 1 ha of land 

excluded from the ALR with the submission 

of an Agricultural Impact Assessment de-

tailing how this conversion provides a net 

benefit to agriculture in Surrey.   

 

E3.7 Ensure that potential fragmentation of agri-

cultural lands by linear development such 

as new road construction, hydro corridors 

or pipeline or road upgrades, does not neg-

atively impact the viability of farm opera-

tions or access to farm parcels.  
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Figure 39: 

Agricultural Lands 
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E3 POLICIES | INNOVATION 

 

E3.8 Maximize the productive utilization of agri-

cultural land through such means as: 

 

 Leasing City-owned ALR land to farmers 

 Amending by-laws, policies and other 

regulations, as appropriate, to support 

agricultural production and innovation 

 

E3.9 Support Surrey-based research and devel-

opment into innovative production technol-

ogies and practices, such as ‘vertical farm-

ing’, roof-top farming and advanced irriga-

tion and fertilization systems. 

 

E3.10 Encourage diversification of agricultural op-

erations and the production of new crops 

and commodities, particularly high-value 

crops and those serving new markets with 

growth potential. 

 

E3.11 Partner with the Province, producer groups 

and local businesses to develop new local 

and global markets and marketing strate-

gies for local commodities. 

 

E3.12 Encourage innovation in the management 

and recycling of agriculture and food waste, 

including waste-to-energy projects in the 

agri-food sector such as anaerobic diges-

tions and other means of converting waste 

into a resource. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

E3 POLICIES | PLANNING 

 

E3.13 Work with local secondary and post-

secondary institutions to support training 

and education programs in agriculture and 

food systems. 

 

E3.14 Work with post-secondary institutions to 

facilitate agricultural research partnerships 

and technology transfer to local farmers. 

 

E3.15 Support programs that help new farmers 

overcome financial and other barriers to 

accessing land (includes but is not limited to 

incubator farms). 

  

E3.16 Support public awareness programs and 

events to highlight the importance of agri-

culture to Surrey’s economy.  Showcase lo-

cal producers and increase public awareness 

of farming practices.  
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E3 POLICIES | EDUCATION AND RESEARCH 

 

E3.17 Work with local secondary and post-

secondary institutions to support training 

and education programs in agriculture and 

food systems. 

 

E3.18 Support public awareness programs and 

events to highlight the importance of agri-

culture to Surrey’s economy.  Showcase lo-

cal producers and increase public awareness 

of farming practices.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

E3 POLICIES | INFRASTRUCTURE 

 

E3.19 Ensure a safe and convenient transportation 

network supporting agriculture, including 

access between farms and markets, farm 

vehicle travel routes and direct access be-

tween fields and farm operations. 

 

E3.20 Investigate ways of improving access to an 

adequate and safe water supply for agricul-

tural operations such as livestock watering, 

crop irrigation, produce washing and food 

processing uses. 

 

E3.21 Support farming activities by managing 

stormwater runoff from upland develop-

ment on agricultural properties in accord-

ance with the Agriculture and Rural Devel-

opment Subsidiary Agreement (ARDSA) cri-

teria as established by the Strategic Plan for 

Lowlands Flood Control.   

 

E3.22 Support the development of agricultural 

support services necessary for the viability 

of agricultural operations in appropriate 

locations. 

 

E3.23 Partner with senior levels of government, 

commodity groups and industry associa-

tions to maintain and grow the food pack-

aging and processing industries in Surrey. 
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E3 POLICIES | URBAN-AG INTERFACE 

 

E3.24 Protect farming and agri-food operations 

from adjacent urban impacts such as up-

land stormwater drainage, traffic, nuisance 

complaints, trespassing and noxious sub-

stances. 

 

E3.25 Protect and enhance the interface between 

urban areas and the Agricultural Land Re-

serve (ALR) through effective fencing, land-

scaping buffers and building separations 

between urban and agricultural lands, in 

accordance with DP4 of the Implemen-

tation Section of this OCP. 

 

E3.26 Carefully plan public areas and recreational 

trails in areas adjacent to farmland.  Provide 

sufficient separation and physical barriers 

such as fencing, plantings and topographic 

features, to reduce conflicts between recre-

ational uses and farming. 

 

 

 

 

 

 

 

 

E3.27 Use Agricultural Disclosure Agreements, at 

various stages of development, adjacent to 

agricultural areas to increase awareness of 

owners about the presence and implica-

tions of living near agricultural activity. 

 

E3.28 Raise public awareness of agriculture in 

Surrey through initiatives such as farm 

tours, media materials, community events 

promoting and celebrating local agricul-

ture, and encouraging partnerships with 

producer associations and grocery stores to 

promote local farm products. 

 

E3.29 Support the growth and development of 

farm markets and stands selling local prod-

ucts directly to consumers. 

 

E3.30 Explore agri-tourism opportunities for pro-

ducers to diversify their farm operations, 

create a brand, and sell more products and 

services directly to consumers. 
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E3 POLICIES | ENVIRONMENT 

 

E3.31 Encourage sound environmental agricultur-

al and farm practices.  Encourage participa-

tion in the Provincial Environmental Farm 

Plan program in order to promote clean 

and healthy air, water and soils.  

 

E3.32 Encourage the management and recycling 

of manure and agricultural wastes in a sus-

tainable manner. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

E3.33 Encourage Best Management Practices for 

riparian areas and streams in agricultural 

areas in order to support fish populations in 

accordance with the requirements of the 

Department of Fisheries and Oceans (DFO) 

and the federal Water Act, as amended. 

 

E3.34 Explore opportunities related to recovering 

heat, generating clean energy and other 

resources and reducing GHG emissions by 

recycling food wastes and other organic 

materials through pilot projects and part-

nerships.  
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E4 

Aggregates 
 

Identify and Protect  

Aggregate Resources in  

Appropriate Locations 
 

The Local Government Act requires municipali-

ties to designate areas of existing and future 

sand and gravel extraction.  Areas that contain 

appropriate aggregate deposits that are avail-

able for extraction are limited in Surrey with 

only the Southwest corner of the city provid-

ing opportunities for sand and gravel extrac-

tion.  The City works to ensure that the envi-

ronment is protected and impacts on the com-

munity are minimized during extraction and 

that the land us restored to productive uses 

when extraction is complete. 

 

In order to meet the Objective E4, the City will: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

E4 POLICIES | GENERAL 

 

E4.1 Implement the Soil Conservation and Pro-

tection By-law to limit and set conditions 

for sand and gravel extraction and deposi-

tion.   

 

E4.2 Limit sand and gravel extraction to the ex-

cavation, screening and storage of materi-

als.  No additional processing of any kind if 

permitted, including the crushing or manu-

facturing of asphalt, concrete or other ma-

terials.  Such processing activities are per-

mitted only in industrial areas or where 

permitted by Temporary Use Permits, un-

der conditions imposed by City Council. 

 

E4.3 Sand and gravel extraction practices must 

consider environmental impacts of adja-

cent property and downstream areas.  Ex-

traction cannot threaten or destroy human 

health, watercourses, significant habitats, 

riparian areas, municipal utilities or the soil 

stability of adjacent or downstream prop-

erties. 

 

E4.4 Ensure there is adequate and timely reha-

bilitation and/or reforestation of the sand 

and gravel extraction areas (shown in Fig-

ure 39) as set out in the extraction permit.  

 

E4.5 Strongly encourage the replacement of 

fertile top soil that is removed from devel-

opment sites to agricultural areas in need 

of rehabilitation.  
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Figure 39: 

Aggregate Deposits 
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THEME F:  

SOCIETY AND CULTURE 
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THEME F | INTRODUCTION 
 
As Surrey continues to grow and evolve, it faces new challenges and opportunities for building 

a safe, healthy, inclusive and culturally vibrant city.  Population growth places pressure on Sur-

rey’s existing social services, protection services, affordable housing stock, recreation facilities, 

childcare and education centres, libraries and cultural facilities. Growth, however, can also con-

tribute to sustainability and increased liveability by enhancing the City’s social and cultural in-

frastructure and by increasing the range and quality of services available to Surrey residents. 

 

Surrey’s demographics are changing and social-cultural services need to anticipate and adapt 

to these changes.  Surrey’s population is becoming more culturally and linguistically diverse, 

with a growing proportion of seniors and a continued growth in the numbers of children, 

youth and young families.  In response, this Official Community Plan places increased emphasis 

on partnerships to address affordable housing, skills training and education, healthy communi-

ties and childcare issues.  This Official Community Plan also recognizes the increasing im-

portance of cultural services (arts and heritage) in attracting investment and economic growth. 

 

The nine objectives within Theme F aim to leverage growth in order to improve the quality of 

life for all of Surrey’s current and future residents and visitors and to build a safe, healthy and 

inclusive city.   

 

 

THEME F | OBJECTIVES 
 

1.   Ensure a safe community through effective crime prevention and emergency re-

sponse. 

2.   Support a comprehensive and innovative life-long learning system in Surrey. 

3.   Strive to provide appropriate and affordable housing for everyone. 

4.   Provide healthy and accessible active living opportunities. 

5.   Improve access to healthy, local food. 

6. Ensure accessible and inclusive community services and programs. 

7. Support a vibrant arts sector. 

8. Protect and celebrate community heritage. 

9. Provide inclusive citizen engagement opportunities. 
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THEME F:  
SOCIETY AND CULTURE 
 

 

 

SECTIONS: 

F1 Community Safety 

 

F2 Learning 

 

F3 Affordable Housing 

 

F4 Healthy Living 

 

F5 Food Security 

 

F6 Accessibility and  

 Inclusivity 

 

F7 Culture: Arts 

 

F8 Culture: Heritage 

 

F9 Citizen Engagement 
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F1  

Community 

Safety  
 

Ensure a safe community   

through effective crime  

prevention and emergency  

response. 
 

A safe environment is fundamental to a high 

quality of life for Surrey residents and is closely 

associated with the City’s image as a great 

place to live, visit and conduct business. The 

City’s Crime Reduction Strategy provides a 

comprehensive blueprint to reduce crime and 

improve community safety, increase public in-

volvement in crime reduction and enhance 

public awareness about the reality and percep-

tion of crime. 

 

Achieving a safe city involves a community-

wide effort, working with partners including 

law enforcement, emergency response, social 

agencies, education and literacy groups and 

neighbourhood associations.  The policies in 

this section focus on ensuring that these part-

nerships are optimized for the benefit of Sur-

rey’s residents and visitors, making Surrey a 

safe and secure place to enjoy.  

 

In order to meet Objective F1, the City will:  

 

 

 

 

 

 

F1 POLICIES | GENERAL 

 

F1.1 Continue to allocate resources to police 

and protection services in proportion to the 

City’s overall growth. 

 

F1.2 Update and implement the recommenda-

tions of the Crime Reduction Strategy in 

consultation and partnership with the 

RCMP, School District No. 36, Provincial 

government agencies and community 

groups, as the foundation for creating Sur-

rey as a safe community. 

 

F1.3 Consider community safety issues, includ-

ing crime reduction, traffic safety and emer-

gency response in all City planning process-

es and development reviews. 
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F1 POLICIES | CRIME REDUCTION 

 

F1.4 Support safe community interventions, in-

cluding the use of community action 

groups, graffiti reduction policies, neigh-

bourhood unsightly premises maintenance 

programs, and the continued enhancement 

and expansion of a city beautification strat-

egy. 

 

F1.5 Support and encourage participation of 

residents and property owners in crime 

reduction programs such as the Crime Free 

Multi-Housing Program or other similar 

initiatives. 

 

F1.6 Collaborate with the RCMP, senior govern-

ment ministries and agencies, the Fraser 

Health Authority, social service providers 

and non-profit organizations to identify 

and address housing and social service 

gaps that may contribute to crime and 

public safety issues. 

 

F1.7 Support the community policing concept 

and encourage the continued use and ex-

pansion of small local-serving policing of-

fices, particularly in City Centre and within 

Town Centres. 

 

 

 

 

 

F1.8 Support after school and community-

based recreation and environmental pro-

grams as part of a holistic crime reduction 

strategy.  

 

F1.9 Support and encourage participation in 

local neighbourhood and business safety 

initiatives.  

 

F1.10 Coordinate with Surrey RCMP and the non-

profit sector to address youth-specific is-

sues in order to reduce nuisance crime and 

youth victimization. 

 

F1.11 Incorporate Crime Prevention Through En-

vironmental Design (CPTED) principles and 

practices into the review of all develop-

ment applications and at the design stage 

of all City capital projects. 

 

F1.12 Conduct CPTED and crime prevention au-

dits of public spaces and, where feasible,  

implement recommendations arising from 

these reviews. 
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F1 POLICIES | TRAFFIC SAFETY 

 

 

F1.13 Coordinate with the Surrey RCMP to ad-

dress traffic safety issues in a holistic way, 

particularly around schools and critical ac-

cident locations. 

 

F1.14 Ensure traffic safety is considered in the 

planning of neighbourhoods throughout 

the city including land use relationships, 

street and pathway networks and intersec-

tion design. 

 

F1.15 Work with local neighbourhoods to ad-

dress specific safety issues, with an empha-

sis on elementary schools. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

F1 POLICIES | EMERGENCY RESPONSE  

 AND MANAGEMENT 

 

F1.16 Ensure that emergency management plans 

are in place and ready to be implemented 

in response to emergencies including fire, 

accidents, hazardous material spills, flood-

ing and natural disasters. 

 

F1.17 Incorporate emergency response planning 

into secondary plans, capital works and de-

velopment application review processes. 

 

F1.18 Strategically locate community safety facili-

ties, including fire halls and community po-

licing offices to deliver effective and timely 

emergency response services throughout 

the city (see Figure 40). 

 

F1.19 Ensure emergency social service systems, 

preparation plans and logistical needs are 

established in advance of emergencies.  
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Figure 40: 

Public Health and Safety 

TO BE REPLACED/

UPDATED 
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F2 

Learning 
 

Support a comprehensive and 

innovative lifelong learning 

system in Surrey. 
 

Surrey recognizes that the economic and so-

cial well-being of its residents depends on ac-

cess to quality education and lifelong learning 

in order to thrive in a rapidly changing world.  

Education enriches cultures, creates mutual 

understanding and enhances life and social 

skills.  Education is a vital investment in the 

sustainable development of a community and 

its human potential.  Knowledge-based econo-

mies require innovative education systems 

aimed at fostering accessibility, diversity and 

sustainability.   

 

Surrey residents have access to a multitude of 

educational opportunities (see Figure 41).  

From a School District with specialized ele-

mentary and secondary programs, to two post

-secondary institutions, extensive private trade 

and career facilities, museums and archives 

and nine public library branches, Surrey is well 

positioned to offer extensive educational op-

tions.  

 

In order to meet Objective F2, the City will:  

 

 

 

 

 

 

 

 

F2 POLICIES | GENERAL 

 

F2.1 Support the Community Literacy Plan to 

ensure that community-based literacy pro-

viders have the resources they need to 

meet the needs of Surrey’s diverse com-

munity.   

 

F2.2 Support the delivery of adequate, licensed, 

affordable and high-quality child care 

spaces in locations conveniently accessible 

to families. 

 

F2.3 Create early learning opportunities for Sur-

rey residents by implementing the recom-

mendations found in Surrey’s Learning for 

Life Strategy. 
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F2 POLICIES | STRUCTURED LEARNING 

 

F2.4 Work with School District No. 36 to address 

the following: 

 

 Providing early years children with access 

to learning opportunities appropriate to 

neighbourhood-specific needs 

 Appropriate equitable funding, per stu-

dent, for schools and programs in all new 

neighbourhoods   

 Planning of new school locations to re-

duce overcrowding 

 Developing a comprehensive and holistic 

approach to using school facilities for 

community development and recreation-

al initiatives. 

 

F2.5 Support quality, accessible post secondary 

education as a direct measure of a healthy 

community. Support the expansion of post 

secondary educational programs in Surrey.  

 

F2.6 Continue to partner with and support the 

efforts of Simon Fraser University and 

Kwantlen Polytechnic University to: 

 

 Expand and support relevant programs 

that continue to meet the evolving 

needs of students and the community 

 Lobby for additional funding to expand 

programming and student spaces 

 Provide opportunities to physically ex-

pand school facilities 

 Expand research programs. 

 

 

 

 

 

 

 

 

F2 POLICIES | LIFE-LONG LEARNING 

 

F2.7 Continue to advocate for improved transit 

services within Surrey so that residents are 

better able to access learning services in 

the City. 

 

F2.8 Continue to enhance library services and 

programs by determining their role in the 

continued development of community 

health and then by assessing the needs for 

additional libraries or expanded library ser-

vices throughout the city in order to meet 

those identified needs.   

 

F2.9 Support museums, art galleries and ar-

chives as community education centres.   

 

F2.10 Provide literacy funding on a community 

level to evenly distribute access to literacy 

services more thoroughly throughout the 

city. 

 

F2.11 Provide more opportunities for residents of 

all ages and ethnicities to engage in learn-

ing activities that also promote social inter-

action and reduce isolation. 
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Figure 41: 

Schools 

TO BE REPLACED/

UPDATED 
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F3 

Affordable 

Housing 
 

Strive to provide appropriate 

and affordable housing for 

everyone. 
 

Adequate, affordable and appropriate housing 

is fundamental to building strong, healthy 

communities, allowing people to live with hon-

or and dignity regardless of income level or 

abilities.  A complete community enhances liv-

ability in neighbourhoods by providing a varie-

ty of housing choices in terms of cost and type. 

 

Appropriate housing meets the diverse needs 

of households in terms of size, location and 

design.  Affordable housing is generally con-

sidered to be housing (either for rent or for 

ownership) which meets the needs of individu-

als or families in the low-to-moderate income 

range and which costs less than 30% of gross 

household income.  The affordable housing 

spectrum includes non-market, supportive 

housing as well as affordable market housing 

provided by the private sector.  The City has a 

role to play in ensuring an adequate supply of 

housing to meet demographic needs, working 

in partnership with the development and home

-building industry, senior levels of government 

and community-based housing societies.  

 

In order to meet Objective F3, the City will:  

 

 

 

F3 POLICIES | GENERAL 

 

F3.1 Maintain and regularly update an Afforda-

ble Housing Action Plan to guide City policy 

and actions supporting the provision of af-

fordable housing. 

 

F3.2 Work with government agencies, communi-

ty groups and private developers to accom-

modate a full range of affordable and ac-

cessible housing that meets the needs of 

Surrey’s diverse population.   

 

F3.3 Support affordable housing projects that: 

 strengthen and enhance the well-being 

of the community 

 address the need for clean, safe, suitable 

and affordable housing 

 demonstrate partnerships with other 

service providers and businesses. 

 

F3.4 Affordable housing projects should general-

ly be located: 

 on transit routes 

 in close proximity to schools 

 in close proximity to shopping and med-

ical services 

 where support service, such as counsel-

ing and training, are accessible to resi-

dents 

 where there is no overconcentration in 

one area. 
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F3 POLICIES | NON-MARKET RENTAL 

 

F3.5 Actively advocate to senior levels of gov-

ernment for housing services to address 

homelessness, including homeless out-

reach, addictions and mental health ser-

vices, food services, employment services 

and rent supplements.  

 

F3.6 Coordinate with BC Housing and Provincial 

and Federal agencies to establish a full 

range of non-market housing to meet the 

current and future needs of residents. 

 

F3.7 Support the development and on-going 

operation of a range of non-market hous-

ing, including emergency shelters, transi-

tional housing, supportive housing, low-

income housing and co-op housing. 

 

 

 

 

 

 

 

F3.8 Support non-market housing for the diver-

sity of low-income households, including: 

mental health and addictions, youth, sen-

iors, people with disabilities, women, low-

income singles and family with children, 

Aboriginal and refugees. 

 

F3.9 Support the development of non-market 

housing through actions such as expediting 

applications, decreasing parking require-

ments, waiving development fees or charg-

es, contributing land, etc.   

 

F3.10 Continue to support the Surrey and Home-

lessness Society and Fund.  

 

F3.11 Continue to support community and/or 

regionally-focused forums for addressing 

housing and homelessness issues in Surrey.   
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F3 POLICIES | AFFORDABLE  

 MARKET RENTAL  

 

F3.12 Ensure an adequate supply of rental hous-

ing units in all areas of the city. 

 

F3.13 Restrict the demolition or strata conversion 

of existing rental units unless city-wide va-

cancy rates are higher than 4%. 

 

F3.14 Encourage and support the development of 

new purpose-built rental apartments 

through such actions as expedited develop-

ment applications and reduced parking re-

quirements, where appropriate. 

 

F3.15 Advocate to senior governments for policy 

and taxation changes that will encourage 

the construction of purpose-built rental 

apartments. 

 

F3.16 Coordinate and partner with landlords and 

Provincial agencies to ensure that adequate 

and appropriate rental housing is available 

throughout the city.  Ensure adequate 

standards of building maintenance and 

management are followed. 

 

F3.17 Recognize secondary suites and coach 

houses as a significant stock of rental hous-

ing.  Encourage homeowners to legalize 

their existing suites to sensitively integrate 

into neighbourhoods. 

 

F3.18 Encourage innovative zoning, design and 

development solutions for affordable hous-

ing units, particularly for infill development, 

that is sensitive to neighbourhood context.   

 

F3.19 Where a density bonus is granted in ex-

change for community benefits or ameni-

ties, the first priority community benefit 

shall be to provide affordable housing (or 

cash-in-lieu), in conjunction with the market 

housing residential units.  

 

 

 

 

 

F3.20 Where redevelopment of a Manufactured 

Home park is proposed, ensure that ade-

quate consultation and compensation for 

relocated residents is implemented as part 

of the development application. 

 

F3.21 Encourage the development of accessible 

and adaptable units using the BC Building 

Code Adaptable Housing Standard for all 

new apartment housing, to allow for “Aging 

in Place” and to create greater housing op-

tions for persons with disabilities. 

 

F3.22 Promote affordable family housing in City 

Centre, Town Centres and other locations 

accessible to frequent transit service by en-

couraging a mix of unit types include two-

bedroom and three-bedroom apartments in 

new developments. 
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F4 

Healthy Living 
 

Provide healthy and  

accessible active living  

opportunities. 
 

There is a growing recognition that encourag-

ing active living is fundamental to achieving 

better individual and community health.  This 

has implications for the quality of life of Sur-

rey’s residents and for the fiscal sustainability 

of Canadian society in an era of rising 

healthcare costs.  Local government plays a 

supporting role to senior government in 

healthy community initiatives, along with a 

range of community partners, including the 

local health authority, school district, business 

groups, neighbourhood associations and the 

non-profit sector.   

 

The City of Surrey has a role in facilitating ac-

tive living by providing high quality parks, fa-

cilities and programs and interconnected 

greenways, cycle routes, local trails and walk-

ways.  The City may also plan and regulate 

land uses and urban design in ways that en-

courage residents to walk and cycle for both 

recreational purposes as well as for a wide 

range of everyday activities. 

 

In order to meet Objective F4, the City will:  

 

 

 

 

 

 

 

F4 POLICIES | GENERAL 

 

F4.1 Provide a high level of recreational and lei-

sure time facilities throughout Surrey, in-

cluding those for youth and specific target-

ed age groups. 

 

F4.2 Incorporate active living and public health 

considerations into City planning for land 

use, transportation, public works and facili-

ties and into the review of development 

applications. 

 

F4.3 Actively encourage all members of the 

community to walk or cycle for leisure, rec-

reation and transportation, whenever and 

wherever they can as part of their daily 

lives, to encourage healthy living and re-

duce air pollution. 

 

F4.4 Promote opportunities for regular, direct 

contact with natural spaces and areas 

throughout Surrey to realize the health and 

therapeutic benefits of outdoor recreation 

and nature appreciation. 
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F4 POLICIES | PROGRAMS AND FACILITIES 

 

F4.5 Collaborate with partners, including Fraser 

Health Authority, School District NO. 36, 

Provincial agencies and the non-profit sec-

tor to coordinate the delivery of programs, 

special events and facilities that encourage 

healthy lifestyles. 

 

F4.6 Consult with residents, sports groups, asso-

ciations and other stakeholders to plan the 

delivery of parks and playgrounds, recrea-

tional facilities and programs that meet the 

needs of each local community. 

 

F4.7 Provide and maintain high-quality parks, 

community recreation centers, facilities and 

programs in each Town Centre in order to 

provide equitable and convenient access for 

all Surrey residents (as shown on Figure 

27). 

 

F4.8 Coordinate the planning of indoor recrea-

tion facilities and programs with parks and 

outdoor recreation opportunities, wherever 

possible. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

F4 POLICIES | ACCESS TO RECREATION 

 

F4.9 Identify and develop strategies to remove 

physical, cultural geographic and soci-

economic barriers to accessing City recrea-

tion and leisure programs and services, in-

cluding those specific to children, youth, 

seniors, low income residents and persons 

with special needs. 

 

F4.10 Pursue partnerships with public agencies, 

non-profit organizations and private busi-

nesses to deliver recreational and leisure 

programs in an efficient, cost-effective and 

accessible manner. 

 

F4.11 Work with private sector and non-profit 

groups to secure recreation facilities and 

programs within residential developments 

and places of work as a supplement to pub-

lic recreation facilities. 
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Figure 42: 

Community Facilities 
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F5 

Food Security 
 

Improve access to healthy,  

local food. 
 

Access to healthy, affordable food is a signifi-

cant aspect of quality of life, especially among 

low income and other vulnerable groups.  

When this healthy food is also produced, pro-

cessed and distributed locally, there is an add-

ed benefit of local economic activity, local em-

ployment and reduced greenhouse gases as-

sociated with food transport.  The concept of 

food security has several facets, including indi-

vidual and household health and affordability 

along with community resilience to food avail-

ability and cost pressures. 

 

The City of Surrey is able to play a role in facili-

tating access to healthy and local food 

through supportive land use policies for locat-

ing food stores, community gardens, urban 

agriculture, community kitchens and by sup-

porting non-profit agencies whose focus is on 

distributing healthy affordable food. 

 

In order to meet Objective F5, the City will:  

 

 

 

 

 

 

 

 

 

 

 

F5 POLICIES | GENERAL 

 

F5.1 Improve access to healthy and affordable 

food, particularly in lower-income neigh-

bourhoods, through the planning and im-

plementation of community gardens, 

farmer’s markets, urban agriculture pro-

jects, community kitchens, neighbourhood 

grocery stores and food assistance pro-

grams, as appropriate. 

 

F5.2 Examine the feasibility of creating a Food 

Policy Council and Surrey Food Charter to 

help develop formalized structures for 

tackling food security issues.   

 

F5.3 Encourage and support the development 

of local on-farm markets and urban 

farmer’s markets for local, direct food dis-

tribution in appropriate locations. 

 

F5.4 Examine means of how to integrate locally 

supported agriculture (e.g. community gar-

dens, community orchards, urban agricul-

ture and small farms) into existing neigh-

bourhoods and new areas of urban devel-

opment.   

 

F5.5 Develop an inventory of public lands, in-

cluding parks, boulevards, Rights-of-Way 

and rooftops, that could potentially be 

used for urban agriculture.  Develop criteria 

for selecting optimal locations for new 

community gardens or other urban agricul-

ture opportunities on public lands. 

 

F5.6 Partner with local neighbourhood associa-

tions and non-profit groups to encourage, 

organize, develop and manage community 

gardens, rooftop farming, fruit trees and 

other edible landscapes on public and pri-

vate lands, in suitable urban locations. 
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F5 POLICIES | GENERAL (Cont.) 

 

F5.7 Encourage mixed-use neighbourhood de-

sign and redevelopment to include small 

and mid-size grocery stores (e.g. 300—1,850 

sq. m), seasonal farmer’s markets and open 

space for community gardens.  

 

F5.8 Support the efforts and programs of Fraser 

Heath and other non-governmental organi-

zations that promote access to healthy nu-

tritious foods. 

 

F5.9 Assist non-profit agencies and public/

private non-profit partnerships engaging in 

anti-hunger, nutrition and agriculture activi-

ties by sharing data for planning, imple-

menting and evaluating programs. 

 

F5.10 Work with non-profit organizations (food 

banks, food agencies, food gleaners, and 

food hamper supporters) to ensure healthy 

food options are available to all residents of 

Surrey regardless of location or income lev-

el. 
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F6 

Accessibility and 

Inclusivity 
 

Ensure accessible and  

inclusive civic facilities,  

programs and community 

services.    
 

A healthy and complete community provides 

opportunities, spaces and community-based 

programs for the social development, personal 

growth and leisure of all residents.  Providing 

these facilities in an accessible and inclusive 

manner, both physically and culturally, and 

distributing them throughout neighbour-

hoods, enhances the quality of life in Surrey.   

A truly accessible community is one where 

everyone, regardless of their ability, shares 

equal access to the key elements of life such 

as work, play, access and participation.  

 

While the City does not have a mandate to 

play a lead role in the delivery of social ser-

vices, it can facilitate access to these services 

through land use planning, urban design, civic 

facility programming and advocacy.  The City 

participates in a wide range of multi-

stakeholder “tables” that plan for the equitable 

and sustainable delivery of community services 

and often plays a role in facilitating communi-

ty-based partnerships. 

 

In order to meet Objective F6, the City will:  

 

 

 

F6 POLICIES | GENERAL 

 

F6.1 Commit to the full and meaningful partici-

pation of all residents in City services, func-

tions and facilities.  Actively work toward 

eliminating and preventing discrimination 

based on age, race, national or ethnic origin, 

colour, language, sexual orientation, culture 

and religious beliefs. 

 

F6.2 Work cooperatively with senior levels of 

government to ensure that Surrey received 

an equitable portion of social infrastructure 

investments and program funding, as the 

Region’s second major urban centre, includ-

ing: 

 

 hospitals and health care facilities 

 major convention and sport facilities 

 higher education and training facilities 

 transportation infrastructure 

 cultural amenities 

 government offices 

 community and social services 

 

F6.3 Prioritize the equitable allocation and distri-

bution of services, civic facilities, programs 

and amenities for all Surrey residents. 

 

F6.4 Address financial, physical and perceptual 

barriers to accessing services and facilities 

allowing all members of society to be fully 

engaged. 
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F6 POLICIES | UNIVERSAL ACCESS 

 

F6.5 Continue to upgrade existing public infra-

structure, including sidewalks and parks, to 

current accessibility standards.  Design rec-

reational paths and greenways to be univer-

sally accessible, where possible. 

 

F6.6 Use Universal Design principles to incorpo-

rate accessibility into all new civic buildings 

and facilities, including associated outdoor 

spaces such as walkways, plazas, play spac-

es, transit stops and parking lots.  Use en-

hanced wayfinding measures and auditory 

traffic signals, where warranted. 

 

F6.7 Ensure the accessibility of private services 

and amenities by applying principles of Uni-

versal Design at the site and building level.   

 

F6.8 Encourage new multi-family residential de-

velopments to meet or exceed the mini-

mums identified in the BC Building Code’s 

Adaptable Housing Standards.  

 

 

 

 

 

 

F6 POLICIES | ACCESSIBLE LOCATIONS 

 

F6.9 Encourage the location of social services in 

areas where they are easily accessible to 

persons needing them. 

 

F6.10 Encourage the distribution of social services 

in each Town Centre in Surrey in order to 

ensure wide access to services by residents 

in all parts of the city and to avoid the over-

concentration of social service agencies. 

 

F6.11 Consider locating community services in 

locations accessible by transit services in 

compact, walkable urban centres in order to 

improve access for all segments of the pop-

ulation, especially those with limited mobili-

ty options. 

 

F6.12 Encourage, where appropriate, the co-

location of public facilities, including Feder-

al, Provincial, City and School District facili-

ties in central locations accessible by safe, 

accessible sidewalk networks and frequent, 

accessible transit service, where feasible. 

 

F6.13 Encourage and facilitate the provision of 

community services through cooperation, 

liaison and, where appropriate, joint provi-

sion and participation.  

 

F6.14 Continue to work with School District No. 

36 and other community partners to sup-

port and develop programs that provide 

social, health services, recreational, cultural, 

educational and library services at the 

neighbourhood level through the commu-

nity use of schools and other community 

facilities.   
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F6 POLICIES | CHILD AND YOUTH 

 

F6.15 Ensure the City’s child care facility policies 

and regulations do not create unnecessary 

operational barriers. 

 

F6.16 Make provision for childcare in all large 

community recreation centres.   

 

F6.17 Encourage large employers and the devel-

opers of commercial and multi-family devel-

opments to provide on-site space for child 

care as an amenity. 

 

F6.18 Ensure civic services and programs promote 

the developmental needs of children and 

youth of all ages.  

 

F6.19 Partner with other government and commu-

nity agencies to ensure that children and 

youth have access to a range of opportuni-

ties, services and programs.  

 

F6.20 Plan and design parks, playgrounds, civic 

facilities and public spaces to promote use 

by families with children and youth of all 

ages and abilities.  Incorporate interactive 

and engaging features for children and 

youth in and around civic facilities.  Use 

street furniture and other design elements 

in public spaces to facilitate unstructured 

play.   

 

F6.21 Develop and implement design guidelines 

for outdoor play areas in private develop-

ments including multiple family projects. 

 

F6.22 Plan, design and retrofit neighbourhoods so 

that schools, parks and playgrounds are 

safely and conveniently accessible by walk-

ing and cycling. 

 

F6.23 Ensure amenities for youth are provided in 

all neighbourhoods, with larger youth parks 

located in Town Centres. 

 

 

 

 

 

F6.24 Support the placement of community office 

space in commercial areas for youth to use 

for recreation purposes.  This is particularly 

important in those area where recreation 

centres are not accessible to youth.   
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F6 POLICIES | INCLUSIVITY 

 

F6.26 Engage in collaborative community partner-

ships to address the particular needs of vul-

nerable groups including but not limited to, 

new immigrants, government-assisted refu-

gees, urban aboriginal residents and low-

income persons.  

 

F6.27 Support Surrey Library services and pro-

grams and assist with the integration of new 

residents into Canadian culture and society. 

 

F6.28 Promote social cohesion by animating com-

munity spaces through events, arts and cul-

ture, supporting festivals and other events 

that bring the community together. 
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F7 

Culture: Arts  
 

Support a vibrant arts sector. 
 

Surrey has many citizens who are known for 

their artistic abilities and expertise and their 

significant contribution to the community in 

art and cultural expression.   

 

Surrey is committed to supporting a healthy 

arts community, illustrated in the vision and 

goals established in the Surrey Cultural Plan.  

This Plan works to mobilize resources and en-

hance Surrey by supporting the growth of vis-

ual and performing arts and recognizing the 

role of public art in creating dynamic, sustaina-

ble and socially cohesive public spaces.  The 

visual and performing arts contribute to Sur-

rey’s character, community life and economic 

development and serves as a catalyst for en-

gagement among the City’s diverse cultural 

communities.  

 

In order to meet Objective F7, the City will:  
  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

F7 POLICIES | GENERAL 

 

F7.1 Implement Surrey’s Public Art Policy, Public 

Art Master Plan, Surrey Cultural Plan, Art 

Gallery Strategic Plan and Youth Arts Strat-

egy as effective tools in establishing and 

maintaining arts and culture programs, 

services and facilities in Surrey.  

 

F7.2 Support artistic expression as being critical 

to developing a unique identity for Surrey 

by heightening character, countering ano-

nymity, distinguishing one place from an-

other and creating a sense of meaning and 

belonging for people. 

 

F7.3 Integrate the arts into the physical devel-

opments and evolution of Surrey to create 

a highly-desired urban environment and 

enhance Sense of Place. 

 

F7.4 Develop a range of venues to support cul-

tural expression, education and the en-

hancement of community life through art 

galleries, libraries, museums and facilities 

for performing arts (see Figure 43).   

 

F7.5 Create a premier arts and culture node in 

City Centre including a Cultural Corridor 

along King George Boulevard. 
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Figure 43: 

Arts and Heritage Facilities 
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F7 POLICIES | GENERAL (Cont.) 

 

F7.6 Use major public art installations, art spac-

es and cultural facilities within City Centre 

to create a distinct Sense of Place and 

serve as a model for public space design 

and community development. 

 

F7.7 Locate arts and culture facilities in each of 

Surrey’s Town Centres to reinforce a dis-

tinct identity and to expand the range of 

cultural activities and opportunities for all 

Surrey residents. 

 

F7.8 Promote art and excellence in design 

throughout the city by encouraging public 

art placements at locations visible to the 

public. 

 

F7.9 Develop a Cultural Marketing Plan and a 

Cultural Tourism Strategy to increase and 

enhance the social and economic benefits 

of cultural tourism in Surrey. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

F7.10 Enhance partnerships with the Surrey Arts 

Council, educational institutions and the 

private sector to leverage improved arts 

and heritage initiatives with Surrey’s City 

Centre and Town Centres. 

 

F7.11 Review and adjust the Zoning By-law to 

enable the use or construction of afforda-

ble spaces for cultural industry including 

general studio space and live/studio resi-

dential options.   

 

F7.12 Identify and pursue all available tools to 

secure new cultural spaces including senior 

government funding, land donations, con-

tributions through site development, pri-

vate donations and regulation changes, as 

appropriate. 
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F8 

Culture: Heritage 
 

Protect and celebrate  

community heritage. 

 
Surrey has a significant heritage legacy.  Be-

ginning with the early Semiahmoo and 

Kwantlen First Nations, this land was estab-

lished with thriving communities for more than 

6,000 years with European settlers first arriving 

in the mid-1800s. Surrey was incorporated as a 

municipality in 1879 and gained official city 

status in 1993.  Surrey’s heritage includes built, 

natural, cultural and transportation resources 

that have been—and continue to be—

important to the development of the city as a 

complete community. 

 

Surrey has established a significant heritage 

inventory including heritage sites and land-

marks as well as museums, archives and exhi-

bition centres. There is also strong interest and 

dedication within the community to preserve 

the city’s unique heritage and to continue to 

use the tools available to acquire, retain, pre-

serve, interpret, revitalize and celebrate fea-

tures of Surrey’s past for the benefit of resi-

dents and visitors alike. 

 

In order to meet Objective F8, the City will:  

 

 

 

 

 

 

 

F8 POLICIES | GENERAL 

 

F8.1 Employ tools under the authority granted 

through the Local Government Act, Commu-

nity Charter and Heritage Conservation Act 

to identify, retain, preserve, re-use, protect, 

integrate, maintain and revitalize built, nat-

ural and cultural sites, features, and land-

scapes that have important historical, archi-

tectural or cultural significance (see Figure 

44. 

 

F8.2 Refer issues and matters of heritage desig-

nation and preservation of buildings, sites 

and features to the Heritage Advisory Com-

mission (HAC) for input and advice. 

 

F8.3 Work with the Provincial Government and 

community groups, including the Surrey 

Heritage Advisory Commission, to imple-

ment Surrey’s Heritage Strategic Review 

(2010).  

 

F8.4 Collaborate with cultural and heritage or-

ganizations in Surrey to further the conser-

vation of heritage resources within the City. 

 

F8.5 Provide opportunities for citizen engage-

ment in the planning and development of 

heritage policy and the maintenance and 

management of heritage facilities, collec-

tions and services through the Heritage 

Advisory Commission. 
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Figure 44: 

Protected Heritage Sites and Areas 

Please Note: This map is to be used for information purposes only.  
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F8 POLICIES | CONSERVATION PLANNING 

  

F8.6 Prohibit the destruction, excavation or alter-

ation of archaeological sites without a per-

mit as specific in the Provincial Heritage 

Conservation Act. 

 

F8.7 Integrate heritage resources into the physi-

cal development and evolution of Surrey to 

create a highly-desired urban environment 

and strong Sense of Place. 

 

F8.8 Enhance Surrey’s historical resources by 

encouraging development to sensitively 

incorporate the preservation of historic 

structures and artifacts into their projects. 

 

F8.9 Maintain and regularly update the Heritage 

Register in accordance with provisions of 

the Local Government Act, the Heritage 

Conservation Act and Community Charter.  

 

F8.10 Evaluate buildings, sites and features on the 

Heritage Register on an on-going basis. 

Work with owners of Registrar properties  

to develop Heritage Revitalization Agree-

ments (HRAs), Conservation Covenants and 

Heritage Designation By-laws. 

 

F8.11 Maintain and update an evaluation frame-

work to more concisely review the heritage 

value of a property and to help serve as a 

guideline for determining which heritage 

resources should be managed. 

 

F8.12 Incorporate heritage assessments and plan-

ning into the development review of sec-

ondary plans, park plans, transportation 

plans and the construction and mainte-

nance of City infrastructure and capital pro-

jects.  

 

F8.13 Ensure the preservation and retention of 

historic structures, areas and resources 

takes place equally throughout the entire 

city. 

 

 

 

 

F8.14 Wherever possible, preserve heritage 

buildings in their original location.  Where 

this is not possible, and as a last resort, 

encourage relocation and restoration of an 

appropriate alternative site. 

 

F8.15 Retain historical and culturally-significant 

view corridors, focal points, trails, view-

points, landmarks and vistas at a city-wide 

and neighbourhood level. 

 

F8.16 Protect farmland as a source of heritage 

for Surrey as a distinct landscape within the 

community. 

 

F8.17 Protect identified heritage and significant 

trees, such as along King George Boulevard 

and Semiahmoo Trail, particularly during 

road works projects. 
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F8 POLICIES | INTERPREATION 

 

F8.18 Work toward increasing community aware-

ness of Surrey’s heritage resources through 

heritage interpretation programs, events, 

heritage storyboards, signage and markers. 

 

F8.19 Support museums and other heritage sites 

in the stewardship of Surrey’s heritage re-

sources, artifacts and archival documents. 

 

F8.20 Support heritage tourism as a substantial 

and significant component of Surrey’s 

economy. 

 

F8.21 Identify and mark historic street names 

throughout the city to help connect with 

Surrey’s past and to help create unique 

identities and Sense of Place. 

 

 

 

 

 

 

 

 

 

F8 POLICIES | IMPLEMENTATION 

 

F8.22 Implement the Surrey Cultural Plan as an 

effective tool in establishing and maintain-

ing heritage programs, services and facili-

ties in Surrey. 

 

F8.23 Use tax exemptions, as established in the 

Community Charter, as a heritage conserva-

tion tool for valuable heritage resources.  

Continue to use financial assistance pro-

grams to support owners maintaining, re-

storing and protecting heritage sites.  

 

F8.24 Use application prioritization where there 

are heritage resources on a proposed de-

velopment site.  Use multiple heritage con-

servation techniques including heritage 

zone overlays, setback adjustments and use 

relaxations, as authorized in the Local Gov-

ernment Act. 

 

F8.25 Investigate using Heritage Conservation 

Areas (HCA) as a mean to conserve identifi-

able areas with buildings, sites and features 

that have significant heritage value worthy 

of preservation. 

 

F8.26 Support, develop and grow a strong herit-

age community by using cultural granting 

programs and by employing and using new 

technologies to provide remote access to 

heritage information and resources.  
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F9 

Citizen  

Engagement 
 

Provide inclusive citizen  

engagement opportunities. 
 

An important aspect of healthy community 

development is involving citizens in the plan-

ning process at all levels.  Sufficient opportuni-

ties for public participation in the decision-

making process ensures that decisions about 

land use, development and the allocation of 

public infrastructure and services reflect and 

address public concerns and achieve balance 

between private and public interests. 

 

The City uses a variety of formats such as open 

houses, public hearings, Council Committees, 

public meetings, youth engagement activities 

and focus group consultations to increase 

public participation in civic life.  In recent 

times, the City has increased opportunities for 

engagement by using new technologies such 

as video link, web-based surveys and digital 

engagement platforms to increase public ac-

cess to the City’s planning and decision-

making processes.  The City is committed to 

continuing to improve citizen engagement and 

widen participation in the development of the 

community.   

 

In order to meet Objective F9, the City will:  

 

 

 

 

 

F9 POLICIES | GENERAL 

 

F9.1 Continue to encourage citizen involvement 

by actively coordinating the planning pro-

cess with relevant community organiza-

tions, agencies, neighbourhood associa-

tions and volunteer groups.  

 

F9.2 Seek new ways to engage the community in 

planning processes by using new media, on

-line surveys, targeted group discussions 

and other means.  
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F9 POLICIES | CONSULTATION 

 

F9.3 Encourage neighbourhood and community 

associations to participate with Council to 

define land uses, densities, forms of devel-

opment, and the scale of housing appropri-

ate to their neighbourhood. 

 

F9.4 Provide ample and diverse opportunities for 

residents’ participation in local planning 

and government.   Additional care will be 

made to reach groups (e.g. less mobile, 

physically disabled, English as a Second 

Language) who have a particular difficulty 

participating in standard methods of public 

consultation (open houses). 

 

F9.5 Take into account the diversity of languages 

spoken in Surrey and develop a communi-

cation strategy that will aid in sharing infor-

mation with stakeholders and the general 

public. 

 

F9.6 Provide a range of volunteer opportunities 

for residents of all ages and abilities.  En-

sure these opportunities are publicized ef-

fectively, including the opportunity for citi-

zens to become involved in City Commit-

tees, Boards and Commissions. 

 

 

F9 POLICIES | CHILDREN AND YOUTH 

 

F9.7 Develop consultation processes specifically 

created for and targeted to children and 

youth.  Use Terms of References for plan-

ning projects where there is an identifiable 

impact on children and youth. 

 

F9.8 Support and enhance youth engagement 

processes where youth have a meaningful 

and on-going role in providing input into 

City services, programs and policy develop-

ment. 
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Regional Context Statement 

AUTHORITY 
 

Under the provisions of the Local Government Act (LGA) (Section **) regional districts are re-

quired to prepare a regional-scale land use plan called a Regional Growth Strategy (RGS).  This 

Strategy must cover a period of a least 20 years and include a comprehensive statement on the 

future of the region, including social, economic and environmental objectives, population and 

employment projections, economic development and actions proposed regarding housing, 

transportation, regional services, parks and natural areas. 

 

In July 2011, Metro Vancouver adopted the Metro Vancouver 2040 as an official Regional 

Growth Strategy.  Member municipalities, including the City of Surrey, are required by Section 

866 of the Local Government Act, to submit a Regional Context Statements (RCS) for approval 

by the Metro Vancouver Board.  The RCS is intended to indicate how a community’s Official 

Community Plan (OCP) meets, or will meet, the goals and objectives of the Regional Growth 

Strategy in developing a stable, environmentally responsible, transit-oriented city.   
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REGIONAL CHALLENGES 
 

Metro Vancouver’s Regional Growth Strategy outlines the significant challenges that face the 

Lower Mainland: 1) how to accommodate growth to advance livability and sustainability; 2) 

how to build healthy, complete communities; 3) how to support economic prosperity; 4) how to 

protect the natural environment; 5) how to respond to climate change impacts and natural haz-

ard risks; and 6) how to protect agricultural land to support food production. 

 

These challenges are addressed in five goals that are intended to address the region’s chal-

lenges.  These goals include:  

  

1|Creating Compact Urban Areas:  

 Commit to a compact region that works against sprawling development which in-

creases costs to human and environmental health and creates inefficiencies in land use 

and resource consumption. 

2|Supporting a Sustainability Economy: 

 Build on economic strengths from a regional perspective and create diversity in com-

mercial and industrial industries. 

3|Protecting the Environment and Respond to Climate Change Impacts: 

 Address significant climatic issues through environmental conservation and protection. 

4|Developing Complete Communities: 

 Create and support communities that offer all aspects of a healthy lifestyle to all resi-

dents.  

5|Supporting Sustainable Transportation Choices: 

 Align land use and transportation decisions to create a truly sustainable region. 

 

Surrey’s Regional Context Statement indicates how the policies contained in this Official Com-

munity Plan align and respond to the goals and objectives of the RGS. 
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Regional Context Statement 

INTRODUCTION 

 

The City of Surrey, through it’s Official Community Plan, supports the vision of Metro Vancou-

ver’s Regional Growth Strategy for a sustainable region and aligns its own future vision in sup-

port of this goal.  This includes:  

 

 developing Surrey City Centre as the Region’s second Metropolitan Centre  

 focusing additional growth capacity to Town Centres and transit corridors 

 maintaining the Urban Containment Boundary and the Agricultural and Conserva-

tion/Recreation land use designations 

 planning urban land uses to reduce dependence on the private automobile 

 committing to the development and protection of employment areas that underpin 

the regional economy. 

 

Within Surrey’s evolutionary context lies regional issues that can only be addressed appropri-

ately through the collaborative efforts of multiple municipal jurisdictions.  These efforts have 

been categorized into a Regional Growth Strategy which identifies the specific efforts that need 

to be made on a local level in order to reach a regional goal of sustainable growth and devel-

opment.   

 

For Surrey to assist in achieving these regional objectives and to meet the share of population 

growth anticipated in the RGS, significant infrastructure needs to be delivered through region-

al, provincial and national partnerships.  Major transportation and transit improvements are 

required to support Surrey’s projected growth including appropriate replacements of the Pat-

ullo Bridge and George Massey Tunnel, addition of rapid transit and bus service expansions in 

Surrey, improvements to Highway 99 including new and expanded interchanges at 32 Avenue, 

24 Avenue and 10 Avenue and improvements to Highway 1 at 192 Street.  These major infra-

structure projects are beyond the scope or mandate of the City of Surrey and require regional, 

provincial and federal funding to realize.  Surrey’s share of Regional population growth also 

requires appropriate and timely Provincial and Federal investment in hospitals, schools, sup-

portive housing, support services for children and for immigrants and refugees.  Without these 

regional and government investments, Surrey will not be able to meet the growth projections 

set out in the RGS and in as shown in Figures 8 through 10 of the Regional Context State-

ment. 

 

 



d r a f t 

Plan Surrey | 2012 Official Community Plan 

June 7, 2013 

228 

OCP AMENDMENTS 
 

Amendments to Official Community Plan Land Use Designations that fall within Surrey’s Urban 

Containment Boundary, as illustrated on Figure 45, that are not consistent with the Metro Van-

couver Regional Growth Strategy land use designations, shown in Figure 46, shall be permit-

ted consistent with Policy 6.2.7: Providing for Appropriate Municipal Flexibilty of the Met-

ro Vancouver RGS. 
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GOAL 1: 
CREATE A COMPACT 

URBAN AREA 
 
The first goal of Metro Vancouver’s Regional 

Growth Strategy is achieved by reducing 

sprawl, expanding infrastructure smartly and 

cost-efficiently, creating urban areas well ser-

viced by multi-modes of transportation and by 

focusing development to a higher density that 

optimizes a constrained urban land base.  

 

STRATEGIES: 
1.1 Contain urban development 

within the Urban Containment 

Boundary 

 

1.2 Focus growth in Urban Centres 

and Frequent Transit Develop-

ment Areas 

 

1.3 Protect rural areas from urban 

development 
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1.1  

Urban  

Containment 
 

Contain Urban Development 

within the Urban  

Containment Boundary 
 

 

In order to meet Goal 1.1, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.1 | URBAN CONTAINMENT 

 

1.1.3(a)  

GROWTH CONTAINMENT 

Surrey’s Official Community Plan identifies an Ur-

ban Containment Boundary (UCB) (see Figure 45) 

illustrating where urban development will be con-

tained in order to support a growing, yet compact 

and sustainable, community.  This Urban Contain-

ment Boundary is consistent with the RGS Regional 

Land Use Designations (see Figure 46).  Policies 

within Surrey’s OCP that support the maintenance 

of the Urban Containment Boundary include:  A1.1, 

A1.2, A1.3 and A1.4. 

 

1.1.3(b)   

OVERALL POPULATION, DWELLING AND  

EMPLOYMENT PROJECTIONS  

Surrey is expected to accommodate a large propor-

tion of the Region’s population growth over the 

coming decades. This population increase will also 

coincide with an increase in construction of dwell-

ing units and employment to support new resi-

dents.  Population, dwelling unit and employment 

projections shown in Table 8 are generally con-

sistent with population and employment projec-

tions shown in Table A1 of the RGS and with poli-

cies within Surrey’s OCP including: A1.3, A2.3, 

A4.1, A4.2, A4.4 and B1.1. 
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Figure 45: 

Surrey Urban Containment Boundary 
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Figure 46: 

Regional Growth Strategy Land Use Designations 
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TABLE 8: RGS Strategy 1.1.3(b)City of Surrey Projections 

Year Population Dwelling Units Employment 

2012 492,160 169,600 183,140 

2017 542,710 189,520 201,730 

2026 607,800 221,010 241,000 

2031 663,500 246,560 263,040 

2036 717,140 271,610 279,810 

2041 740,000 285,200 289,000 

Population, Dwelling Unit and Employment Projections 

SOURCE: City of Surrey 
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1.2  

Focused Growth  
 

Focus Growth in urban  

Centres and Frequent Transit 

Development Areas 
 

 

In order to meet Goal 1.2, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.2 | FOCUSED GROWTH 

 

1.2.6(a)  

URBAN CENTRE AND FREQUENT TRANSIT  

DEVELOPMENT AREA DWELLING AND  

POPULATION PROJECTIONS  

Urban Centres and identified Frequent Transit De-

velopment Areas within Surrey are anticipated to 

accommodate a large portion of Surrey’s popula-

tion, dwelling unit and employment increases 

(shown in Tables 9 and 10). While population, 

dwelling unit and employment in Surrey’s Urban 

Centres and FTDAs are expected to grow at a high-

er rate compared to the rest of the city, the availa-

bility of significant industrial and employment 

lands for new urban neighbourhoods in Surrey, 

compared to the rest of the region, results in 

growth shares in Urban Centres that are lower than 

the regional targets shown in Table 2 of the RGS. 

Policies within Surrey’s OCP that support focused 

growth in Urban Centres include: A1.3, A2.1, A2.2, 

A2.3, A2.4, and B1.1. 

 

1.2.6(b)(i)  

URBAN CENTRE LOCATIONS, BOUNDARIES 

AND TYPES 

The Regional Growth Strategy identifies six Urban 

Centres within Surrey (Surrey’s City Centre, Clo-

verdale, Guildford, Fleetwood, Newton and Semi-

ahmoo) that are planned for regional growth. The 

locations and boundaries of these Urban Centres 

are shown in Figures 47 through 53. 

 

1.2.6(b)(ii)  

URBAN CENTRE DEVELOPMENT AND GROWTH  

Surrey’s Urban Centres are planned to accommo-

date regional growth well into the future, including 

Policies within Surrey’s OCP to support these areas 

include: B2.1 and B2.2. 

 

1.2.6(b)(iii)  

URBAN CENTRE OFFICE DEVELOPMENT  

Surrey’s Urban Centres are intended to accommo-

date transit oriented office development to support 

future populations increases.  Surrey’s OCP illus-

trates support for this use in the Land Uses and 

Densities Section, on Figure 3 and in policies 

A2.4, A2.5, B1.1, B1.6 and B1.7. 
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Population, Dwelling Unit and Employment Projections 

TABLE 9: RGS Strategy 1.2.6(a) Urban Centre Projections 

Year Population Dwelling Units Employment 

2012 58,539 29,808 460,81 

2017 74,517 35,227 51,672 

2021 80,297 39,451 54,695 

2026 87,521 44,731 58,474 

2031 94,746 50,012 62,253 

2036 102,640 54,007 65,500 

2041 110,534 58,002 68,748 

TABLE 10: RGS Strategy 1.2.6(a) Frequent Transit Development Area Projections  

Year Population Dwelling Units Employment 

2012 1,962 757 4,544 

2017 3,231 1,275 5,415 

2021 4,246 1,690 6,112 

2026 5,516 2,208 6,982 

2031 6,785 2,726 7,853 

2036 8,054 3,245 8,723 

2041 9,323 3,763 9,594 

SOURCE: City of Surrey 
NOTE: Projections illustrated here reflect the Urban Centre boundaries as shown on Figures 48 through 53. 

SOURCE: City of Surrey 
NOTE: Projections illustrated here reflect the FTDA boundaries as shown on Figures 54 through 57. 
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Figure 47: 

Urban Centres and Frequent Transit Development Areas 

TO BE REPLACED/

UPDATED 
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Figure 48: 

RCS: Urban Centre Boundary—City Centre 
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Figure 49: 

RCS: Urban Centre Boundary—Cloverdale Town Centre 
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Figure 50: 

RCS: Urban Centre Boundary—Fleetwood Town Centre 
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Figure 51: 

RCS: Urban Centre Boundary—Guildford Town Centre 
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Regional Context Statement 

Figure 52: 

RCS: Urban Centre Boundary—Newton Town Centre 
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Figure 53: 

RCS: Urban Centre Boundary—Semiahmoo Town Centre 
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1.2 | FOCUSED GROWTH (cont.) 

 

1.2.6 (b)(iv)  

URBAN CENTRE PARKING REQUIREMENTS  

In order to support sustainable development prac-

tices in Urban Centres, it is essential that the right 

balance is struck between reducing residential and 

commercial parking requirements while also in-

creasing the availability, convenience and use of 

public transit.  OCP policies that support a reduc-

tion in parking requirements in locations well 

served by transit include: B1.36, B2.12, C2.45 and 

C2.46. 

 

1.2.6(c)(i)  

FREQUENT TRANSIT DEVELOPMENT AREA  

LOCATIONS AND BOUNDARIES  

Four Frequent Transit Development Areas have 

been identified for Surrey as areas. Which in addi-

tion to Urban Centres, are intended to accommo-

date higher densities where a high level of public 

transit is or will be available.  These areas are 

shown in Figures 54 through 57.    

 

1.2.6(c)(ii)  

FREQUENT TRANSIT DEVELOPMENT AREA  

DEVELOPMENT AND GROWTH  

The Regional Growth Strategy identifies Frequent 

Transit Development Areas where regional growth 

will be accommodated.  The Land Use and Densi-

ties Section of the OCP indicates where higher den-

sities are available in FTDAs.  Policies within Sur-

rey’s OCP to support these areas include: A1.3, 

A2.6, B3.2, B3.5 and B3.8. 

 

1.2.6(c)(iii)  

FREQUENT TRANSIT DEVELOPMENT AREA 

PARKING REQUIREMENTS  

In order to support sustainable development prac-

tices in Frequent Transit Development Areas, it is 

essential that the right balance is struck between 

reducing residential and commercial parking re-

quirements while also increasing the availability, 

convenience and use of public transit.  Policies 

within Surrey’s OCP to support these adjustments 

include: B1.36, C2.45 and C2.46. 

 
 

 
 

1.2.6(d)(i)  

URBAN LOCATIONS AND BOUNDARIES  

Surrey’s general Urban areas are intended to ac-

commodate various types of residential and com-

mercial development to accommodate and serve  

Surrey’s projected population increases.  Surrey’s 

OCP illustrates support for this designation in the 

Land Uses and Densities Section and on Figure 3. 

 

1.2.6(d)(ii)   

URBAN DENSITIES  

Surrey’s Urban locations fall outside of Urban Cen-

tres and Frequent Transit Development Areas and 

are intended to accommodate low to medium resi-

dential densities.  Surrey’s OCP illustrates support 

for this land use designation in the Land Uses and 

Densities Section and through policies: A1.2, A1.3 

and B4.2. 

 

1.2.6(d)(iii) 

URBAN SMALL-SCALE CENTRES  

To support neighbourhood diversity, Surrey sup-

ports locating smaller-scale urban centres with lo-

cal-serving commercial within residential develop-

ment areas.  These small-scale centres are of a 

scale that does not compete with the higher densi-

ty and regional growth emphasis found within Sur-

rey’s Urban Centres.  Policies within Surrey’s OCP 

that support these areas include:  B2.10, B4.3, 

B4.6, B4.11 and B4.12. 

 

1.2.6(d)(iv) 

URBAN AREA, NON-RESIDENTIAL, MAJOR  

TRIP-GENERATING USES  

Surrey’s Urban land use designations do not sup-

port major trip-generating commercial or industrial 

uses.  Major trip-generating uses are defined as: 

regional and major civic institutions, ******, hospi-

tals, government office or high density residential 

or commercial development in excess of 1.5 FAR. 

Policies within Surrey’s OCP that support Urban 

Area uses include: A2.3 and B1.9. 
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Figure 54: 

RCS: FTDA Boundary—104 Avenue 
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Figure 55: 

RCS: FTDA Boundary—Fleetwood West 
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Figure 56: 

RCS: FTDA Boundary—Scott Road Station 
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Figure 57: 

RCS: FTDA Boundaries—East Clayton 
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1.2 | FOCUSED GROWTH (cont.) 

 

1.2.6(d)(v) 

INFILL DEVELOPMENT 

Supporting infill development is seen as an im-

portant role in efficiently using Surrey’s developa-

ble land.  Policies within Surrey’s OCP that support 

infill development include:  A3.1, A3.2, A3.3 and 

A3.5. 

 

1.2.6(e) 

INDUSTRIAL, MIXED-EMPLOYMENT,  

CONSERVATION AND RECREATION OVERLAYS  

The Regional Growth Strategy supports industrial, 

mixed-employment and conservation and recrea-

tion uses as the primary use where they fall within 

Urban Centres of Frequent Transit Development 

Areas.  Surrey’s OCP illustrates support for these 

designations in the Land Uses and Densities Sec-

tion and on Figure 3.  Policies within Surrey’s OCP 

that support these land use designations in Urban 

Centres and FTDAs include:  E1.1, E.12, E1.13, and 

E1.14. 

 

1.2.6(f)(i) 

INDUSTRIAL/URBAN CONFLICTS  

Industrial activities can be negatively impacted by 

other urban uses.  Surrey’s OCP supports the re-

duction of industrial and urban conflicts, illustrated 

in the following policies: E1.3 and E1.8.  

 

 

 

1.2.6(f)(ii) 

WALKING, CYCLING AND TRANSIT  

Urban Centres, Frequent Transit Development Are-

as and general Urban designated areas should pro-

vide ample opportunities for walking, cycling and 

efficient transit use.  There are numerous policies 

that support these modes of transportation within 

Surrey’s OCP including:  A3.3, A3.7, B1.16, B1.22, 

B2.11, B2.15, B3.7, B4.1, B4.29, B4.30, B4.33, 

C2.3 and C3.25. 

   

1.2.6(f)(iii) 

TRANSIT PRIORITY MEASURES  

Providing transit priority measures into Surrey’s 

infrastructure allows for a more convenient and 

user-friendly transit system.  Policies within Surrey’s 

OCP that support these measures include: C2.5, 

C2.23 and C2.24. 

 

1.2.6(f)(iv) 

DISTRICT ENERGY SYSTEMS 

Surrey is committed to ensuring its citizens have 

access to affordable energy sources, now and into 

the future.  Supporting District Energy within its 

Urban Centres is a first step in providing energy 

alternatives for Surrey residents.  Policies within 

Surrey’s OCP that support District Energy use in-

clude: B1.19, B1.20, B1.21, D4.1, D4.16, D4.17, 

D4.18 and D4.19. 
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1.3  

Rural Protection 
 

Protect Rural Areas from  

Urban Development 
 

 

In order to meet Goal 1.3, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1.3 | RURAL PROTECTION 

 

1.3.3(a) 

RURAL AREA LOCATIONS AND BOUNDARIES  

Surrey’s Rural locations are intended to accommo-

date low density residential uses as set out in the 

Land Uses and Densities Section of this OCP and 

on Figure 3.  

 

1.3.3(b) 

RURAL AREA DEVELOPMENT  

Development within Rural areas in Surrey is limited 

to large properties that are not serviced by a sani-

tary sewer system.  Extension of a sanitary sewer 

system to Rural areas is not expected within the 

foreseeable future.  Surrey’s OCP supports Rural 

areas as identified within the Land Use and Densi-

ty Section and with policies: A1.5 and A4.3. 

 

1.3.3(c)(i) 

RURAL AREA DENSITIES AND FORM  

Rural development within Surrey is limited and re-

stricted to large lots of a minimum of 0.8 hectares 

(2 acres).  Surrey’s OCP supports Rural densities as 

identified within the Land Use and Density Sec-

tion. 

 

1.3.3(c)(ii) 

AGRICULTURAL USES  

Agricultural land comprises approximately 1/3 of 

Surrey’s entire land base.  Surrey’s OCP supports 

Agricultural land as identified within the Land Use 

and Density Section, on Figure 3 and with poli-

cies: A1.4, E3.4 and E3.5. 
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By-law No. : ****** 

Regional Context Statement 

GOAL 2: 
SUPPORT A  

SUSTAINABLE  

ECONOMY 
 
The second goal of Metro Vancouver’s Region-

al Growth Strategy is achieved by building on, 

expanding and supporting a region with a di-

verse economic base that takes advantage of 

its port and that works to support develop-

ment in a sustainable manner allowing for a 

future with appropriate lands protected for 

commercial and industrial purposes.   

 

STRATEGIES: 
2.1 Promote land development  

 patterns that support a diverse  

 Regional economy and employ-

ment close to where people live 

 

2.2 Protect the supply of industrial 

land 

 

2.3 Protect the supply of  

 agricultural land and promote 

agricultural viability with an 

emphasis on food production 
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2.1  

Diverse Economy 
 

Protect Rural Areas from  

Urban Development 
 

 

In order to meet Goal 2.1, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.1 | DIVERSE ECONOMY 

 

2.1.4(a)  

ECONOMIC DEVELOPMENT 

As Surrey continues to grow and develop new resi-

dential areas, it is important that economic oppor-

tunities are supported and expanded within the 

city.  Policies within Surrey’s OCP that support eco-

nomic development in Urban Centres, Frequent 

Transit Development Areas, Industrial sites and 

Mixed Employment areas are illustrated in the Land 

Use and Density Section and in policies: E1.1, 

E1.3, E1.4, E1.5, E1.6, E1.15, E1.19, E1.20, E2.1, 

E2.2 and E2.3. 

 

2.1.4 (b)  

OFFICE SPACE 

Ensuring there is a healthy mix of employment 

within Surrey involves the provision of sufficient 

office space, particularly within Urban Centres.   

Policies within Surrey’s OCP that support office us-

es include: A2.4, B1.9 and E1.19. 

 

2.1.4(c)  

MAJOR COMMERCIAL AND INSTITUTIONAL 

DEVELOPMENT 

Surrey’s Urban Centres and Frequent Transit Devel-

opment Areas are intended to accommodate major 

commercial and institutional development due to 

their proximity to public transit and public ameni-

ties.  Policies within Surrey’s OCP that support 

where these large scale uses locate include: A2.3, 

B1.1, B1.5, B1.6, B1.7, B1.8 and B1.9. 

 

2.1.4(d)  

SPECIAL EMPLOYMENT AREAS 

Surrey does not have any Special Employment Are-

as but does recognizes the importance of support-

ing institutional uses such as hospitals and post 

secondary education.  Surrey’s OCP has several pol-

icies which support the continued operations of 

these uses in the city including:  B1.5, B1.6, B1.7, 

E2.9 and E2.10. 
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Regional Context Statement 

2.2  

Industrial Land 
 

Protect the Supply of  

Industrial Land 
 

 

In order to meet Goal 2.2, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.2 | INDUSTRIAL LAND 

 

2.2.4(a)  

INDUSTRIAL AREAS 

The Regional Growth Strategy identifies Industrial 

areas within Surrey that will accommodate regional 

industrial growth well into the future.  These are 

illustrated in the Land Use and Densities Section.  

 

2.2.4(b)(i)  

INDUSTRIAL PROTECTION 

As populations increase within all areas of the Low-

er Mainland, pressures increase to accommodate 

residential construction on lands designated for 

commercial or industrial purposes.  In order to en-

sure land exists in the future for well-paying em-

ployment opportunities, existing industrial land 

needs to be retained for future industrial develop-

ment.  Surrey has a significant portion of the Re-

gion’s available industrial base.  Policies within Sur-

rey’s OCP that support the protection of industrial 

land include: E1.1, E1.2 and E1.11. 

 

2.2.4(b)(ii)  

INDUSTRIAL ACCESSORY USES 

Limited non-industrial, accessory uses within indus-

trial may be beneficial to the overall operation of 

an industrial business.  Support for these accessory 

uses can be found within Surrey’s OCP in the Land 

Use and Densities Section and in policy: E1.12.  

 

2.2.4(b)(iii)  

INDUSTRIAL LAND USE EXCLUSIONS 

Industrial areas are often under pressure to accom-

modate non-industrial uses, included big-box retail, 

residential or stand-alone offices, as initial land 

prices in industrial areas tend to be cheaper than 

areas designated for commercial or residential us-

es.  Policies within Surrey’s OCP that discourage 

non-industrial uses in industrial areas include: 

E1.11 and E1.13. 
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2.2 | INDUSTRIAL LAND (cont.) 

 

2.2.4(b)(iv)  

INDUSTRIAL LAND INTENSIFICATION 

Current industrial land uses tend to be developed 

with large footprint, low-density, single-storey 

buildings.  To ensure sufficient industrial land well 

into the future, intensification of industrial sites is 

desirable.  Policies within Surrey’s OCP that support 

increasing land intensification for industrial build-

ings include: E1.5, E1.6 and E1.7. 

 

2.2.4(c)  

MIXED EMPLOYMENT AREAS AND  

BOUNDARIES 

The General Land Use Designations map of this 

OCP (Figure 3) identifies Mixed Employment areas 

within Surrey that are consistent with the areas 

shown in the RGS.    

 

2.2.4(d)(i)  

MIXED USES IN MIXED EMPLOYMENT AREAS 

Mixed Employment areas are intended to accom-

modate a variety of uses including industrial, com-

mercial, office and other employment uses that are 

appropriate for industrial areas.  Surrey’s OCP illus-

trates these uses in the Land Uses and Densities 

Section and with policies: E1.20, E1.21 and E1.22.  

 

2.2.4(d)(ii)  

LARGE AND MEDIUM FORMAT RETAIL 

Several types of retail businesses require large 

buildings for their stock or storage needs.  These 

uses are retail in nature but require warehouse-

type buildings and market to both consumers and 

businesses. These uses are not permitted in most 

Mixed Employment areas in Surrey except in select 

areas as permitted in approved Secondary Plans, as 

documented in the Land Use and Densities Sec-

tion of this OCP. 

 

 

 

 

 

 

 

 

 

 

2.2.4(d)(iii)  

MAJOR TRIP-GENERATING USES 

The Regional Growth Strategy supports locating 

major and/or regional trip-generating uses within 

Urban Centres or Frequent Transit Development 

Areas. Policies in Surrey’s OCP that support this 

objective include: A2.3, B1.5, B1.8, B1.9 and 

E1.19.  

 

2.2.4(d)(iv)  

MIXED EMPLOYMENT IN URBAN CENTRES AND 

FREQUENT TRANSIT DEVELOPMENT AREAS 

There are several small instances of overlap be-

tween Mixed Employment uses and Urban Centres 

and Frequent Transit Development Areas in the 

OCP.  In these areas, higher densities and higher 

order uses are permitted to take place as support-

ed in the Land Use and Densities Section and pol-

icies: E1.19 and E1.22. 

 

2.2.4(d)(v)  

INFILL AND DENSITY INCREASES 

Where current land use plans identify densities or 

where Mixed Employment areas are accessible to 

transit, density increases are permitted.  Surrey’s 

OCP supports these increases in the Land Use and 

Densities Section and in policies: E1.3 and E1.4.  

 

2.2.4(d)(vi)  

EXCLUDED RESIDENTIAL USES 

Residential uses are not permitted within Mixed 

Employment areas.  Policies within Surrey’s OCP to 

support this restriction are identified within the 

Land Use and Density Section and in policiy: 

E1.13.  

 

2.2.4(e)  

REDUCE ENVIRONMENTAL IMPACTS 

Ensuring industrial and manufacturing industries 

include sustainable processes and energy efficiency 

into their operations is a key component business-

es can achieve to help Surrey reach its sustainability 

goals.  For those areas within Surrey’s jurisdiction, 

the OCP identifies policies that support reducing 

environmental impacts including:  E1.30, E1.31 and 

E1.32.  
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Regional Context Statement 

2.3  

Agricultural 

Land 
 

Protect the Supply of  

Agricultural Land and  

Promote Agricultural Viability 

with an Emphasis on Food 

Production 
 

 

In order to meet Goal 2.3, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.3 | AGRICULTURAL LAND 

 

2.3.6(a) 

AGRICULTURAL AREAS AND BOUNDARIES 

The Regional Growth Strategy identifies Agricultural 

areas in the Agricultural Land Reserve in Surrey that 

are required to accommodate food production well 

into the future.   This OCP designates Agricultural 

areas that encompass the RGS Agricultural desig-

nation as well as additional areas outside of the 

ALR.  This is shown in the Land Use and Density 

Section and in Figures 3 and 38. 

 

2.3.6(b)(1)  

REGIONAL AGRICULTURAL VIABILITY 

Surrey has designated over one third of its land for 

agricultural uses.  Continued protection of this land 

from development encroachment and from non-

farm uses is important for the future longevity of 

the industry.  Policies within Surrey’s OCP to sup-

port agricultural land include: E3.1, E3.2, E3.7, 

E3.10 and E3.24. 

 

2.3.6(b)(ii)  

AGRICULTURAL LAND SUBDIVISION  

The City of Surrey and its Agricultural and Food 

Security Advisory Committee discourage the frag-

mentation of agricultural land through subdivision.  

Policies within Surrey’s OCP that discourage farm 

fragmentation include: E3.5 and E3.7. 

 

2.3.6(b)(iii)  

AGRICULTURAL INFRASTRUCTURE SUPPORT  

The success of Surrey’s agricultural industry is not 

just related to having available land for production, 

it is also related to having infrastructure that sup-

ports farm operations in terms of adequate trans-

portation routes, drainage and access to water.  

Policies within Surrey’s OCP that support agricultur-

al infrastructure systems include:  E3.19, E3.20, 

E3.21, E.3.22 and E3.23. 
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2.3 | AGRICULTURAL LAND (cont.) 

 

2.3.6(b)(iv)  

AGRICULTURAL INTERFACE AREAS  

Surrey has many areas where urban uses and agri-

cultural land physically connect.  As a means to 

protect agricultural uses from adjacent urban de-

velopment, Surrey supports ensuring that interface 

is appropriately managed.  Policies within Surrey’s 

OCP that support ag-urban interface management 

include: E1.9, E3.24, E3.25, E3.26, E3.27, E3.28, 

E3.29, and E3.30 as well as a Development Per-

mit Area and Guidelines specific to the ag-urban 

interface.    

 

2.3.6(b)(v)  

AGRICULTURAL ECONOMIC DEVELOPMENT  

Surrey recognizes the value agricultural activities 

bring to the economic well-being of Surrey.  Ensur-

ing the agricultural industry is supported is an im-

portant goal identified within Surrey’s Agricultural 

Plan and Agricultural Protection and Enhancement 

Strategy.  Policies within Surrey’s OCP that further 

support agricultural economic development in-

clude:  E3.8, E3.9, E3.10, E3.11 and E3.15. 

 

 

 

 

 

 

 

 

 

 

 

2.3.6(b)(vi)  

AGRICULTURE AND FOOD PRODUCTION  

Surrey has established local food production as a 

priority within its Agricultural Protection and En-

hancement Strategy.  The definition and regulation 

of permitted agricultural uses within the ALR is the 

responsibility of the Agricultural Land Commission.  

The City of Surrey has limited ability to prioritize 

food production over other permitted agricultural 

uses such as ornamental horticulture or equestrian 

uses.  Ensuring Surrey’s agricultural land is available 

and able to accommodate food production is an 

important aspect is maintaining a healthy agricul-

tural industry in Surrey as well as establishing an 

important connection between food produced for 

and consumed by Surrey residents.  Policies within 

Surrey’s OCP that encourage increased food pro-

duction on agricultural land include: F5.1, F5.3, 

F5.4 and F5.5. 

 

2.3.6(b)(vii)  

AGRICULTURAL EDUCATION  

Surrey has long supported using educational pro-

grams to connect the public with the agricultural 

industry.  Policies within Surrey’s OCP that illustrate 

the continued commitment include: E3.17 and 

E3.18. 
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Regional Context Statement 

GOAL 3: 
PROTECT THE  

ENVIRONMENT AND 

RESPOND TO CLIMATE 

CHANGE IMPACTS 
 
The third goal of Metro Vancouver’s Regional 

Growth Strategy is achieved by recognizing the 

natural environment’s importance in support-

ing a livable and sustainable region that boasts 

a very distinct and recognizable sense of place.    

This goal also addresses the importance of ac-

commodating climate change and adaptation 

and mitigation into development policies.  

 

STRATEGIES: 
3.1 Protect Conservation and  

 Recreation lands 

 

3.2 Protect and enhance natural  

 features and their connectivity 

 

3.3 Encourage land use and  

 transportation Infrastructure 

that reduce energy consump-

tion and greenhouse gas emis-

sions and improve air quality 

 

3.4 Encourage land use and  

 transportation infrastructure 

that improve the ability to  

 withstand climate change  

 impacts and natural hazard 

risks. 
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3.1 

Conservation 

and Recreation 

Land 
 

Protect Conservation and 

Recreation Lands 
 

 

In order to meet Goal 3.1, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.1 | CONSERVATION AND  

 RECREATION 

 

3.1.4(a)  

CONSERVATION AND RECREATION AREA 

BOUNDARIES  

The Regional Growth Strategy identifies Conserva-

tion and Recreation Areas that are required to be 

identified within Surrey on a municipal level.  These 

are illustrated in the Land Use and Densities Sec-

tion and on Figure 3.  

  

3.1.4(b)(i) 

INFRASTRUCTURE SUPPORT AND PROTECTION  

Metro Vancouver watersheds that supply Surrey’s 

drinking water are not located within Surrey, there-

fore protecting lands for this purpose is not part of 

Surrey’s Official Community Plan. 

 

3.1.4(b)(ii)   

ENVIRONMENTAL CONSERVATION AND  

PROTECTION  

The City of Surrey has identified many goals for 

achieving environmental conservation and protec-

tion.  Surrey’s Sustainability Charter establishes the 

overall vision for these goals which are then in turn 

supported through additional policies in Surrey’s 

OCP that include: D1.1, D1.2 and D1.7. 

 

3.1.4(b)(iii)  

RECREATION AND OUTDOOR SPACE  

Surrey is well known for its provision of extensive 

outdoor recreation opportunities.  Continuing to 

support and expand on large, regionally significant 

outdoor recreation parks is a goal of the City sup-

ported through OCP policies that include:  C3.6, 

C3.9, C3.13 and C3.20. 
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Regional Context Statement 

3.1 | CONSERVATION AND  

 RECREATION (Cont.) 

 

3.1.4(b)(iv)  

CONSERVATION AND RECREATION EDUCA-

TION, RESEARCH AND TRAINING  

Surrey supports City residents having ready access 

to programs and facilities that provide education, 

research or training in conservation or recreation-

related issues.  Policies in Surrey’s OCP that support 

these programs include: D1.13 and D1.14.  

 

3.1.4(b)(v)  

CONSERVATION AND RECREATION USES AND 

AMENITIES  

The lands identified as Conservation/Recreation in 

Surrey (see Figure 3) are not generally available for 

commercial recreation uses.  Where such uses and 

amenities are considered, physical facilities and 

infrastructure are limited in *****, consistent with 

policy: C3.21. 

 

 

 

 

 

 

 

 

3.1.4(b)(vi)  

CONSERVATION, RECREATION AND  

AGRICULTURAL USES  

The Conservation/Recreation lands identified in 

Figure 3 are not generally suitable for agricultural 

uses, with the exception of portions of Tynehead 

Retional Park, under the management of Metro 

Vancouver.  The Conservation/Recreation designa-

tion in the Land Use and Densities Section does 

not preclude agriculture as a use provided it does 

not compromise the primary objective of ecological 

protection. 

 

3.1.4(c)  

CONSERVATION AND RECREATION BUFFER  

AREAS  

In certain instances, it is necessary to ensure there 

is an appropriate buffer between areas designated 

for conservation and recreation from other adja-

cent uses.  Policies within Surrey’s OCP that support 

this buffer include: D1.2, D1.6, D1.7 and D1.17. 
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3.2 

Natural Features 
 

Protect and Enhance Natural 

Features and Their  

Connectivity 
 

 

In order to meet Goal 3.2, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.2 | NATURAL FEATURES 

 

3.2.4   

ECOLOGICAL AREAS MANAGEMENT  

The City of Surrey is completing the preparation of 

a Biodiversity Conservation Strategy detailing Sur-

rey’s sensitive ecosystems and how they are to best 

be managed in a growing and rapidly changing 

city.  Policy within Surrey’s OCP that support the 

protection of sensitive ecosystems include:  D1.1, 

D1.3, D1.4, D1.6 and D1.7 as well as Develop-

ment Permit Area Guidelines established for 

Hazard Lands and Sensitive Ecosystems. 

 

3.2.5   

REGIONAL AND GREENWAY DEVELOPMENT 

AND MANAGEMENT  

Surrey works collaboratively with other levels of 

government to maintain parkland and greenways.  

Policies in Surrey’s OCP supporting this work in-

clude: C3.25, C3.26, C3.27 and C3.28. 

 

3.2.6   

ECOLOGICAL PROTECTION, ENHANCEMENT 

AND RESTORATION  

Protecting, enhancing and restoring sensitive eco-

systems within the City is a priority for Surrey.  This 

is reflected in OCP policies that include: D1.1, D1.2, 

D1.3, D1.7, D1.10, D1.12, D3.1 and D3.15. 

 

3.2.7   

WATERSHED MANAGEMENT  

Surrey supports the protection of its watersheds 

and ecosystems.  Creating a Development Permit 

Area for Sensitive Ecosystems, including riparian 

areas, and requiring the preparation of Integrated 

Stormwater Management Plans for development 

are ways in which Surrey works to protect water-

sheds.  This is illustrated in Surrey’s OCP through 

policy that includes: C1.8, C1.9, C1.11, D3.5. D3.6, 

D3.7 and D3.8. 
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3.3 

Energy and  

Emissions 
 

Encourage Land Use and 

Transportation Infrastructure 

that Reduce Energy  

Consumption and Greenhouse 

Gas Emissions, and Improve 

Air Quality 
 

 

In order to meet Goal 3.3, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.3 | ENERGY AND EMISSIONS 

 

3.3.4(a)  

GREENHOUSE GAS REDUCTION TARGETS  

With Surrey’s rapidly growing population, reducing 

greenhouse gas emissions is a challenging task.  

Surrey has identified several ways in which GHGs 

will be reduced as development proceeds.  Policies 

in Surrey’s OCP that support GHG reduction in-

clude:  D4.1, D4.2, D4.4 and D4.13.  

 

3.3.4(b)  

ENERGY CONSUMPTION REDUCTIONS  

Surrey is fully committed to developing affordable 

energy options for its residents will into the future, 

including supporting the development of its first 

district energy system.  Policies within Surrey’s OCP 

that support changes in energy use include: D4.6, 

D4.8, D4.9, D4.16 and D4.20. 

 

3.3.4(c)  

URBAN CENTRE AND FREQUENT TRANSIT  

DEVELOPMENT AREA INFRASTRUCTURE 

Surrey’s OCP focuses future high-density develop-

ment within Urban Centres and along Frequent 

Transit Development Areas.  Guidelines for devel-

opment that provide for greater pedestrian move-

ments and improved amenity spaces are identified 

with this OCP’s Form and Character Development 

Permit Area.  Additional policies that support this 

development include: A1.3, A2.1, A2.2, B1.3, 

B1.22, B1.30, B3.1 and B3.4. 

 

3.3.4(d)  

STORMWATER MANAGEMENT AND WATER 

CONSERVATION  

Surrey is committed to developing in a sustainable 

manner including the use of natural drainage sys-

tems and water conservation in development.  Poli-

cies in Surrey’s OCP that support this type of devel-

opment include: C1.5, C1.8, C1.9, C1.10 and 

C1.11.  
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3.4 

Climate  

Adaptation and 

Hazards 
 

Encourage Land Use and 

Transportation Infrastructure 

that Improve the Ability to 

Withstand Climate Change 

Impacts and Natural Hazard 

Risks 
 

 

In order to meet Goal 3.4, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.4 | CLIMATE ADAPTION AND HAZARDS 

 

3.4.4  

CLIMATE CHANGE AND SETTLEMENT  

PATTERNS  

Surrey has many areas with development potential 

that also fall within potentially hazardous areas 

such as steep slopes or floodplains.  Surrey is pro-

posing to regulate development in these areas with 

policies that include: D2.1, D2.4, D2.5, D2.6, D2.8, 

D3.2 and D4.20 and with DP2 Development Per-

mit Area for Hazard Lands in the Implementa-

tion Section of this OCP. 

 

3.4.5   

MUNICIPAL UTILITIES AND CLIMATE CHANGE  

The City of Surrey is responsible for the installation 

and maintenance of City-owned municipal infra-

structure systems.  Ensuring these assets are man-

aged to reduce exposure to natural  hazards and 

the effects of climate change is supported through 

Surrey’s OCP policies including: C1.11, C1.13, 

C1.15, C1.20, D4.20 and D4.22. 
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Regional Context Statement 

GOAL 4: 
DEVELOP COMPLETE 

COMMUNITIES 
 
The fourth goal if Metro Vancouver’s Regional 

Growth Strategy is achieved by establishing the 

basis for walkable, mixed-use, transit-oriented 

communities to thrive and support the variety 

of residents found within Surrey.  Focus toward 

providing appropriate, affordable housing is 

key as well as designing neighbourhoods and 

urban areas so they are physically and socially 

accessible to all ages. 

 

STRATEGIES: 
4.1 Provide diverse and affordable 

housing choices 

 

4.2 Develop healthy and complete 

communities with access to a 

range of services and amenities 
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4.1 

Housing 
 

Provide Diverse and  

Affordable Housing Choices 
 

 

In order to meet Goal 4.1, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4.1 | HOUSING 

 

4.1.7(a)(i)  

HOUSING OPTIONS AND SUPPORT  

Surrey is a fast-growing city that is required to en-

sure there is adequate housing available for its resi-

dents.  Just as there are many different types of 

residents so to are there many different types of 

housing needs.  Policies within Surrey’s OCP that 

detail how Surrey is supporting diverse housing 

options include: F3.2, F3.6 and F3.7. 

 

4.1.7(a)(ii)  

HOUSING STOCK SUPPLY AND DIVERSITY  

Surrey is expected to accommodate a significant 

growth in population over the life of this OCP and 

well into the future.  In order to do that efficiently, 

Surrey must ensure housing densities and designs 

are appropriate to adequately supply residents with 

places to live.  Policies within Surrey’s OCP that 

support increasing densities and developing appro-

priate styles of residential buildings include: A2.1, 

A4.1, B1.38, B1.39, B1.40, B4.5, B4.6, F3.12, 

F3.14 and F3.22. 

 

4.1.7(a)(iii)  

AFFORDABLE RENTAL UNIT SUPPLY  

Surrey has successfully worked with higher levels of 

government to secure affordable rental units for 

low income residents.  Continuing to foster these 

relationships to take advantage of government 

funding to support the construction of additional 

rental units is supported in Surrey’s OCP through 

policies such as: F3.12, F3.13, F3.14, F3.15, F3.16, 

F3.17 and F3.18.  

 

4.1.7(a)(iv)  

AFFORDABLE HOUSING INCENTIVE MEASURES  

The City of Surrey can support the provision of af-

fordable housing in the City by adjusting Zoning 

requirements and by prioritizing the processing of 

development applications.  Policies in Surrey’s OCP 

to support incentive measures include: B1.37, 

B1.39, F3.1, F3.9, F3.14, F3.15, F3.18 and F3.19. 
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4.1 | HOUSING (Cont.) 

 

4.1.8(a)-(f) 

Surrey is in the process of preparing a Housing Ac-

tion Plan.  This Plan is intended to assess local  

housing market conditions, to identify housing pri-

orities and to develop implementation measures 

including policies, financing mechanisms and part-

nerships.  Policies in Surrey’s OCP that support this 

process include: 

 

a) Housing Market Condition Assessment (3.1) 

 

b) Housing Priorities (F3.1 and F3.21) 

 

(c) Housing Implementation Measures(F3.1 and 

F3.19) 

 

d) New Rental Housing Development(F3.1, F3.14 

and F3.15) 

 

(e) Housing Provided Through Government Part-

nerships(F3.1, F3.2 and F3.6) 

 

(f) Metro Vancouver Housing Corporation(F3.1 and 

F3.2) 

C
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4.2 

Services and 

Amenities 
 

Develop Healthy and  

Complete Communities with 

Access to a Range of Services 

and Amenities 
 

 

In order to meet Goal 4.2, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4.2 | SERVICES AND AMENITIES 

 

4.2.4(a)  

COMPACT URBAN SPACES  

Surrey supports the creation of compact urban 

spaces that offer safe and efficient opportunities 

for active transportation.  Policies within Surrey’s 

OCP that support compact, walkable urban devel-

opment include:  A4.1 AND F4.2. 

 

4.2.4(b)  

CULTURE, HEALTH AND AFFORDABILITY  

Surrey is committed to ensure it’s City Centre and 

Town Centres are the heart of cultural, educational 

or health services and amenities.  Policies in Sur-

rey’s OCP that support these objectives include: 

B1.5, B2.1, B2.4, B2.8 and B2.9. 

 

4.2.4(c)  

COMMUNITY ENGAGEMENT  

Providing spaces for communities to come togeth-

er to share in cultural events or regular social inter-

action is a key component is creating healthy 

neighbourhoods.  Policies in Surrey’s OCP that sup-

port creating public spaces for social interaction 

include: B1.13, B1.15, B2.17, B4.4, B4.19, B4.20, 

B6.7, B6.9, F7.4 and F7.7.  

 

4.2.4(d)  

ACTIVE LIVING  

Surrey is committed to providing many opportuni-

ties for its residents to lead healthy active lives.  

Providing opportunities to access parks, trains and 

recreation facilities is a key component in that goal.  

Policies within Surrey’s OCP that support active 

living include: C3.12, C3.14, C3.26, F4.2 and F4.3. 

 

4.2.4(e)  

URBAN AGRICULTURE  

Increasingly communities and those residents living 

in urban areas are wanting to access healthy, local 

food.  Supporting urban agriculture and communi-

ty gardens is a small step in improving access to 

local food.  Policies in Surrey’s OCP that support 

urban agriculture include: F5.1, F5.4 and F5.6. 
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4.2 | SERVICES AND AMENITIES (Cont.) 

 

4.2.4(f)  

HEALTHY URBAN ENVIRONMENTS  

Surrey is increasingly considering the health im-

pacts of development in terms of its location and 

access to active transportation options or if its 

physical design reduces some of the noise and air  

quality issues that can be associated with urban 

environments. Policies within Surrey’s OCP that 

support the development of healthy urban environ-

ments include: B4.1, B4.6, B6.2, B6,21, B6.23, 

F4.2 and F4.3.  

 

4.2.4(g)  

UNIVERSAL DESIGN  

Communities are comprised of a multitude of peo-

ple that have different mobility or sensory abilities.  

Accommodating access for all user groups is a key 

element in good community design.  Policies in 

Surrey’s OCP that support universal design in de-

velopment include: F6.4, F6.5, F6.6, F6.7 and F6.8.  

 

 

 

 

 

 

 

 

 

 

4.2.4(h)  

SMALL SCALE CENTRES  

Surrey supports small scale Local Centres that do 

not compete with Urban Centres but that serve 

local neighbourhood needs and provide housing 

and commercial opportunities with available public 

transit. B4.3, B4.11 and B4.12. 

 

4.2.4(i)  

SPECIAL EMPLOYMENT AREAS  

Surrey does not have any Special Employment Are-

as as illustrated in the Regional Growth Strategy.   
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GOAL 5: 
SUPPORT SUSTAINABLE 

TRANSPORTATION 

CHOICES 
 
The fifth goal of Metro Vancouver’s Regional 

Growth Strategy is achieved by adjusting land 

uses and the physical development of space to 

influence travel patterns and transportation 

systems.  Having accessible, affordable and 

abundant public transportation infrastructure 

is paramount to supporting pedestrian-

oriented site development and urban areas.  

The identification of Frequent Transit Develop-

ment Areas is an important step in Surrey’s 

move to ensuring adequate transportation op-

tions are provided for its residents and visitors. 

 

STRATEGIES: 
5.1 Coordinate land use and  

 transportation to encourage 

transit, multi-occupancy  

 vehicles, cycling and walking. 

 

5.2 Coordinate land use and  

 transportation to support the 

safe and efficient movement of 

vehicles for passengers, goods 

and services. 
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5.1 

Sustainable 

Transportation 
 

Coordinate Land Use and 

Transportation to Encourage 

Transit, Multi-Occupancy  

Vehicles, Cycling and Walking 
 

 

In order to meet Goal 5.1, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.1 | SUSTAINABLE TRANSPORTATION 

 

5.1.6(a)  

TRANSPORTATION LAND USES AND POLICIES  

Surrey supports transportation decisions in accord-

ance with Surrey’s Transportation Strategic Plan.  

That Plan identifies the priorities for transportation 

that include taking into account the needs of users, 

in order of priority: pedestrians, transit, cycling, 

commercial traffic and trucks, high occupancy vehi-

cles and single occupancy vehicles.  Policies within 

Surrey’s OCP that support sustainable transporta-

tion include: C2.1, C2.2, C2.3, C2.5 and C2.6. 

 

5.1.6(b)  

TRANSPORTATION DEMAND MANAGEMENT 

STRATEGIES  

Surrey supports the use of Transportation Demand 

Management (TDM) in its development decision 

making processes.  Policies within Surrey’s OCP 

that support the use of TDM include: C2.39, C2.40, 

C2.41 and C.42. 

 

5.1.6(c)  

ALTERNATIVE TRANSPORTATION MODES  

Supporting the use of transit and active transporta-

tion are key elements in Surrey’s efforts in creating 

healthy communities and neighbourhoods.  Policies 

within Surrey’s OCP supporting alternative trans-

portation modes include: B1.16, B1.17, C2.5, C2.6, 

C2.23 and C2.24. 
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5.2 

Safe and  

Efficient  

Movement 
 

Coordinate Land Use and 

Transportation to Support the 

Safe and Efficient Movement 

of Vehicles for Passengers, 

Goods and Services 
 

 

In order to meet Goal 5.2, the City will fulfill its 

role as a municipality in Metro Vancouver by 

supporting the Regional Growth Strategy in the 

following manner:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.2 | SAFE AND EFFICIENT MOVEMENT 

 

5.2.3(a)  

GOODS MOVEMENT 

Surrey provides key linkages for goods movement 

within the Metro Vancouver region, as shown in 

Figure 23 and Figure 26.  Ensuring goods can 

conveniently access highway, railways, ports and 

the Canada/US border are key elements in ensuring 

the Region’s economy continues to operate effi-

ciently and effectively.  Policies in Surrey’s OCP 

supporting local and regional goods movement 

include: C2.33, C2.34, C2.35 and E1.26. 

 

5.2.3 (b)  

EFFICIENT VEHICLE MOVEMENT 

Ensuring vehicles move throughout Surrey effi-

ciently is a key priority in the management of mu-

nicipal transportation systems.  Policies within Sur-

rey’s OCP that support land use and transportation 

decisions include: C2.1, C2.7, C2.8, C2.9, C2.10, 

C2.11 and C2.13. 

 

5.2.3 (c)  

LOCAL AND REGIONAL TRANSPORTATION  

SYSTEMS 

Surrey’s local roads are part of a larger regional 

transportation system.  Managing the traffic that 

uses these roads is important for Surrey’s overall 

development.  Policies in Surrey’s OCP that support 

Surrey’s role in the overall transportation system 

include: C2.2, E1.23, E1.25 and E1.26. 

 

5.2.3 (d)  

RAILWAY AND WATERWAY PROTECTION 

Railway and waterway protection within Surrey is a 

vital component of the local and regional econo-

mies of this area.  Policies within Surrey’s OCP that 

support sustainable railway and waterway uses in-

clude: C2.25, C2.26, C2.27, C2.33, C2.38, E1.15, 

E1.16, E1.17 and E1.18. 
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I. OCP 

 IMPLEMENTATION 
 

 

Overview 

The policies in this Official Community Plan are implemented through Secondary Plans, Council Policies, 

regulatory By-laws, Development Permits, Temporary Use Permits, and Master Plans and Strategies.  This 

section sets out the relationship between the OCP and these implementation instruments, sets out the 

process for monitoring the implementation of the policies found within this document and identifies 

under what conditions the OCP can be amended. 

 

Consistency with By-laws, Plans and Policies 

The Local Government Act states that all By-laws enacted and works undertaken by Council shall be con-

sistent with the provisions of an Official Community Plan.  This applies to By-laws such as Surrey’s Zon-

ing-By-law, Subdivision and Development By-law and Development Cost Charge By-law.  This principle 

also extends to other plans, strategies and programs such as Secondary Plans, Surrey’s Transportation 

Strategic Plan, Parks, Recreation and Culture Master Plan, Economic Development Strategic Plan and Sur-

rey’s Ten-Year Servicing Plan.  The concepts, policies and operational measure in these plans must be 

consistent with the community planning, land use and urban design policies in Surrey’s Official Commu-

nity Plan. 

 

Zoning designations applied to a lot must also be consistent with an OCP Land Use designation.  Upon 

adoption of an OCP, if existing zoning designations become inconsistent with the Land Use designation, 

the existing zoning may continue; however, any redevelopment or rezoning after the OCP is adopted 

must be consistent with the applicable Land Use designation. 

 

The Local Government Act states that a municipality is not obligated or compelled to carry out any of the 

projects specified within an OCP.  For example, a City may postpone utility installation extensions to a 

particular part of the city because growth may be viewed as premature, not in accordance with the de-

sired development pattern, out of sequence with existing areas undergoing urbanization, or because it is 

not economically feasible.   
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II (a). IMPLEMENTATION 

 INSTRUMENTS 
 Secondary Plans 

Secondary Plans Overview 

The Official Community Plan sets out broad policy objectives and general land use designations to guide 

the growth and development of the City.  Secondary Plans provide more detailed guidance on land uses, 

densities, road networks and other development considerations for specified areas.  Secondary Plans 

comprise several different types, including: 

 

 Neighbourhood Concept Plans (NCP) - for the development of new urban neighbourhoods 

 Local Area Plans (LAP) - for the development of new employment areas 

 Infill Plans—for redevelopment and infill within established urban neighbourhoods 

 Urban Centre Plans—for development within Surrey’s City Centre or Town Centres. 

 

Secondary Plans are typically prepared and approved as Stage 1 and Stage 2 Plans. 

 

Stage 1 Plans:  typically include land uses and densities, transportation networks, those areas identified 

and required for public purposes including parks and schools and those areas required 

for drainage systems such as detention ponds.   

 

Stage 2 Plans: typically include the engineering services and utility works required to support the land 

use plan, detailed design guidelines and development financing strategies, including 

Community Amenity Contributions. 

 

Figure 58 shows the areas in which Secondary Plans have been approved by City Council at either a 

Stage 1 or Stage 2 level. 
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Figure 58: 

Secondary Plan Areas 
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Secondary Plan Initiation 

Secondary Plans are initiated by a resolution of Council for areas where it is determined that there is a 

need to review and update land use policies, provide for transit-supportive densities, revitalize and pro-

vide economic development support to areas that need new direction, or develop new urban neighbour-

hoods.  For new neighbourhoods, Council may authorize the preparation of a Neighbourhood Concept 

Plan where a demonstrated  level of support is evident from landowners within a defined area.  This level 

of support is generally defined as 51% or more of landowners or owners of 70% of more of the land 

within the proposed plan area. 

 

 

Secondary Plan Preparation 
Secondary Plans are developed through an extensive and inclusive community and stakeholder consulta-

tion process.  In addition to public meetings and open houses for the general public, the development of 

Secondary Plans includes input from community advisory committees consisting of local land owners, 

residents, business representatives and interested parties from outside of the immediate study area. 

 

Secondary Plans respond to the specific area context and generally consist of maps, statistics and poli-

cies setting out the following components: 

 

 A land use concept or vision for the area, including maps and policy statements 

 The distribution of land uses and densities, protected population and employment, and the 

location and type of services and amenities 

 The recommended locations of schools, parks and walkways and greenways 

 Urban design and place-making guidelines tailored to the plan area, including guidelines for 

transitions between the plan area and adjacent neighbourhoods or agricultural areas 

 A transportation plan including road layouts and standards, transit services, parking strategies 

and facilities for pedestrians and cyclists 

 A stormwater management plan and the design of water and sanitary sewer systems 

 An environmental analysis, tree retention plan and a framework for the protection of significant 

environmental features 

 A heritage assessment and recommendations for incorporation of heritage features into the 

plan 

 A financial analysis and comprehensive strategy for the implementation and phasing of the 

plan, including the calculation of amenity fees  

 Any other studies deemed necessary as a result of the context or special features of the sec-

ondary plan area or its impact on adjacent areas 

 Secondary Plans (cont.) 
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Secondary Plan Approval 

Secondary Plans are approved by resolution of Council and are implemented through amendments to 

the Official Community Plan and Zoning By-law prior to development.  Development applications that 

conform to a Secondary Plan may be received and processed following Stage 1 approval but may not be 

completed until Stage 2 approval has been given. 

 

Secondary Plan Amendments 

Amendments to Secondary Plans may be classified as either Major Secondary Plan Amendments or Mi-

nor Secondary Plan Amendments. 

 

Major Secondary Plan Amendments are requests to change the land use designations, density or ma-

jor road patterns or policy direction in an approved Secondary Plan.  Any application for a major amend-

ment shall include a quantitative and qualitative analysis of the proposed change, including the: 

 Planning and/or engineering rationale for the proposed amendment 

 Impact of the proposed amendment on all aspects of the Secondary Plan including land use, 

population, densities, impact on schools, parks and amenities, services and utilities, roads and 

transportation, environmental considerations, funding of services and local market/economic 

implications 

 Impacts of the amendment in the context of the Official Community Plan 

 Precedent which may be set by the amendment and potential for additional requests for 

change to the Secondary Plan area 

 Public consultation, which may include consultations with former Secondary Plan advisory com-

mittees. 

 

Major amendments require Council review and endorsement. 

 

 

Minor Secondary Plan Amendments include changes such as proposed relocation of a local road not 

affecting the land use of overall density or minor changes to services that do not have a significant im-

pact on land use or densities and that will not affect the serviceability or yield of properties.  Any applica-

tion for a minor amendment shall include a technical analysis of the proposed change, including the: 

 Planning and/or engineering rationale for the proposed amendment 

 Impacts on the Secondary Plan area and other adjacent areas and potential public concerns 

including consultation with all property owners impacted by the proposed endorsement. 

 

Depending on the nature and scale of the amendment, Council endorsement may not be required. 

 Secondary Plans (cont.) 
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II (b). IMPLEMENTATION 

 INSTRUMENTS 
 Rezoning and Subdivision 

Rezoning of Land 

The Generalized Land Uses shown in Figure 3 are realized over time as land is subdivided, zoned and 

developed in accordance with the OCP and, where applicable, with Secondary Plans.  While the OCP land 

use designations show Council’s intention for future land uses, zoning sets out the currently permitted 

specific land uses and densities for each legal parcel of land.  Where property is rezoned, the proposed 

zoning must be consistent with the OCP and, where it is not, the OCP must be amended prior to rezon-

ing to maintain consistency. 

 

Subdivision 
Subdivision of land is subject to the approval of the City’s Approving Officer consistent with the policies 

of this Official Community Plan, the provisions set out in the Surrey’s Zoning and Subdivision and Devel-

opment By-laws and in accordance with the Land Title Act. 

 

Density Bonusing 
The Local Government Act (Section 905) permits municipalities to grant additional (or ‘bonus’) densities 

on parcels of land in exchange for defined community amenity contributions from developers.  The City 

of Surrey has established policies related to density bonusing in City Centre, Town Centres and in Sec-

ondary Plan areas, consistent with the Land Use and Density Section of this OCP. 
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II (c). IMPLEMENTATION 

 INSTRUMENTS 
 Temporary Use Permits 

Authority 

The authority to issue Temporary Use Permits is granted to municipalities under Sections 920.2 and 921 

of the Local Government Act. 

 

Permit Areas 

In relation to Section 920.2 of the Local Government Act, the entire City of Surrey is designated as an ar-

ea within which City Council may issue Temporary Use Permits. 

 

Permit Conditions   

Temporary Use Permits may be issued by a resolution of Council for a period not exceeding three years 

to:  

 Allow a use on a specified property that is not permitted by a zoning by-law 

 Specify conditions under which the Temporary Use may be allowed 

 Allow and regulate the construction of buildings or structures related to the Temporary Use. 

 

As a condition of issuing a Permit, Council may require applicants or owners to remove buildings, restore 

property to a specific condition when the use ends, and/or post a security bond.   

 

 

Approved Permits 
Approved and finalized Temporary Use Permits are registered against the Title of a property.  Permission 

to renew an approved Temporary Use Permit is limited to one renewal only and can only be granted by a 

resolution of Council.   
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II (d). IMPLEMENTATION 

 INSTRUMENTS 
 Development Permits 

(Work in this section still in progress) 

Authority and Purpose 
The Local Government Act (Sections 919 and 920) authorizes municipalities to issue Development Per-

mits as a means of controlling development design and site planning in order to meet specified objec-

tives.  Where Development Permit Areas are designated, landowners are required to obtain a Develop-

ment Permit prior to altering or subdividing land, or constructing, adding or altering a building or struc-

ture. 

 

Development Permits may be required for development within specific areas for: 

 

 Protecting the natural environment, its ecosystems and biological diversity 

 Protecting development from hazardous conditions 

 Protecting farming 

 Revitalizing areas where commercial uses are permitted 

 Establishing objectives for form and character of intensive residential development 

 Establishing objectives for the form and character of commercial, industrial or multiple family 

residential development 

 Establishing objectives to promote energy conservation, water conservation or the reduction 

of greenhouse gas emissions (GHG). 

 

Where areas are designated a Development Permit Area, the special conditions which justify the desig-

nation must be described and guidelines identifying how conditions will be alleviated and how objec-

tives will be achieved must be specified. 

 

Process 
Depending on the circumstances for development, a property may fall within more than one Develop-

ment Permit Area and in that case, only one application is required.  Guidelines from all the applicable 

Development Permit Areas however, shall apply and will need to be taken into consideration for any de-

velopment that occurs.  Application requirements and development guidelines associated with each De-

velopment Permit Area are set out in Sub-Section VI of this OCP Implementation Section.  
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Development Permit Areas  

The following Development Permit Areas are established for Surrey: 

 

DP Area #1: Form and Character  
 The entire City of Surrey is designated as Development Permit Area #1 for the form and character of 

Commercial and Multi-Family Residential development.  All areas within 100m of an arterial road or 

Provincial Highway, or that are visible from an arterial road or Provincial Highway, as shown on Fig-

ure **, with the exception of lands shown on Figure ** (Campbell Heights Local Area Plan) are des-

ignated as Development Permit Area #1 for the form and character of Industrial Development. 

 

DP Area #2: Hazard Lands  
 All parcels of property containing land with steep slopes in excess of 15% gradient, or which are 

within 30 m downslope of land with steep slopes in excess of 15% gradient, as generally shown in 

Figure **, along with parcels of property containing lands within the 200-year floodplain, as general-

ly shown in Figure **, are designated as Development Permit Area #2 for the protection of develop-

ment from hazardous conditions. 

 

DP Area #3: Sensitive Ecosystems  
 PLACE HOLDER 

 

DP Area #4: Agriculture  
 All parcels of land that are outside of the Agricultural designation and that are adjacent to the 

boundary of the Agricultural designation as shown on Figure ** are designated as Development Per-

mit Area #4 for the protection of farming.  

 Development Permits (cont.) 
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Industrial Exemptions (cont.) 

 

Figure 59: Campbell Heights Local Area Plan Exemption Area 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
: 
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Figure **: 

Steep Slope Hazard Lands Development Permit Area 
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Figure **: 

Flood Prone Hazard Lands Development Permit Area 
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Figure **: 

Sensitive Ecosystem Development Permit Area  

NOTE: (To Be Determined) 
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Figure **: 

Riparian Development Permit Area  

NOTE: (To Be Determined 
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Figure **: 

Agricultural Development Permit Area  
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 Development Permits (cont.) 

DP1: FORM AND CHARACTER 

 

AREA 

 

 

APPLICATION 
Local Government Act Section 919.1 (1), Category (f): 

Form and Character of Commercial, Industrial or Multiple Family Residential Development 

 

A Development Permit shall be required for any improvements to a property, including alterations, site 

design, landscaping, new construction, Building Permit or subdivision, for all commercial, industrial, insti-

tutional or multiple family residential development.   

 

IMPLEMENTATION 
 

JUSTICIATION 
 

EXEMPTIONS 
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 Development Permits (cont.) 

DP2: HAZARD LANDS 

 

AREA 

 

 

APPLICATION 
Local Government Act Section 919.1 (1), Category (b): 

Protection of Development from Hazardous Conditions 

 

(a) STEEP SLOPE HAZARDS:  A Development Permit will be required for properties generally shown 

on Figure 49, for any of the following scenarios: 

 subdivision of land 

 land alteration or land clearing (includes, but is not limited to, removal of trees or shrubs 

with no limitation or specification to size, diameter or species)  

 construction of, addition to, or alteration of buildings or structures on all properties with a 

slope of 15% or greater or properties that are within 30 m down slope of areas with a slope 

of 15% or greater. 

 

(b) FLOOD PRONE HAZARDS:  A Development Permit will be required for properties generally shown 

on Figure 50, for any of the following scenarios: 

 subdivision of land  

 alteration of land  

 construction of, addition to, or alteration of buildings or structures on all properties within 

flood prone lands. 

 

IMPLEMENTATION 
 

JUSTICIATION 
 

EXEMPTIONS 
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 Development Permits (cont.) 

DP3: SENSITIVE ECOSYSTEMS 

 

AREA 

 

APPLICATION 
Local Government Act Section 919.1 (1), Category (a): 

Protection of the Natural Environment, its Ecosystem and its Biodiversity 

 

TO BE DETERMINED 

 

IMPLEMENTATION 
 

JUSTICIATION 
 

EXEMPTIONS 
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 Development Permits (cont.) 

DP4: AGRICULTURE 

 

AREA 

 

APPLICATION 
Local Government Act Section 919.1 (1), Category (c): 

Protection of Farming 

 

A Development Permit shall be required for any improvements to a property, including alterations, site 

design, landscaping, new construction, subdivision and/or Building Permit application for all commercial, 

industrial, institutional or multiple family residential development. 

 

IMPLEMENTATION 
 

JUSTICIATION 
 

EXEMPTIONS 
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II (e). IMPLEMENTATION 

 INSTRUMENTS 
 Master Plans and Strategies 

Overview 

The City of Surrey develops and maintains Master Plans and Strategies on a wide range of issues and 

subjects to provide focused policy in various aspects of community development.  These Master Plans 

and Strategies contain policy and action recommendations that are consistent with the Official Commu-

nity Plan and that implement the general directions of the OCP in a more detailed manner.   

 

Current Council-approved Master Plans and Strategies include, but are not limited to: 

 

 Crime Reduction Strategy 

 Agricultural Protection and Enhancement Strategy 

 Employment Lands Strategy 

 Environmental Management Strategy 

 Biodiversity Conservation Strategy 

 Transportation Strategic Plan 

 Walking Plan 

 Cycling Plan 

 Greenways Master Plan 

 Parks, Recreation and Culture Strategic Plan 

 Cultural Plan 

 Public Art Master Plan 

 Heritage Strategic Review 

 Plan for the Social Well-Being of Surrey Residents 

 Affordable Housing Strategy 

 Community Energy and Emissions Plan (draft) 

 

Engineering Services  

Surrey maintains an Engineering Servicing Plan that identifies engineering infrastructure projects re-

quired to support the growth and development envisioned in the OCP over a 10-year period.  The Ser-

vicing Plan identifies the estimated capital funding required to undertake these projects as well as the 

classification of relative timing within the 10-year period.  The City’s Development Cost Charges By-law, 

as amended, identifies the source of capital funding required to implement the 10-year Servicing Plan, 

including the amount and percentage of project funding derived from Development Cost Charges levied 

on development. 
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II (f). IMPLEMENTATION 

 INSTRUMENTS 
 Supplementary Design 

Guidelines 
 

Design guidelines included in the Development Permit Form and Character Guidelines of this Official 

Community Plan may be supplemented by additional design guidelines established in Secondary Plans, 

including but not limited to Neighbourhood Concept Plans, Town Centre Plans and Local Area Plans. 

 

The Guidelines documents reference in this section are to be applied to development in addition to the 

Guidelines established within this Official Community Plan. 

 

Supplementary Areas 

Supplemental design guidelines to this OCP included within separate publications include:  

 

Form and Character Guidelines for the Crescent Beach Commercial Area (***) 

Cloverdale Town Centre Plan (**) 

Newton Cultural Commercial District (**) 

Douglas **** (***) 

Fleetwood Town Centre Plan (***) 

Campbell Heights Industrial Park Design Guidelines (***) 

LAPS…. 

NCPs…. 

 

(make sure list is complete—as area planning managers) 
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III. OCP MONITORING 

AND REVIEW 

 

The City of Surrey reviews and evaluated progress towards achieving the goals and objectives of the OCP 

on an on-going basis by using: annual reports on key indicators; major 5-year reviews and amendments, 

as needed. 

 

Annual Report 

The OCP Annual Report updates Council on key measures including: 

 

 Population growth and demographic changes 

 Housing development and availability 

 Commercial, industrial and mixed-employment development 

 Land supply and development capacity in Secondary Plan areas 

 Economic, social and environmental indicators 

 Sustainable development indicators (see Figure 48) 

 Services and infrastructure development. 

 

Major Five-Year Review 

Every five years, a major review of the Official Community Plan will be initiated, involving extensive public 

consultation.  This review may result in amendments to the Plan to meet emerging trends and planning 

issues.  The next major review of this OCP is expected to take place in 2018. 

 

Minor Amendments 

This OCP may be amended by By-law as needed, in response to senior government requirements, pro-

posed land use changes related to development applications, or to maintain consistency with approved 

Secondary Plans, Council Policies, Master Plans and Strategies and/or capital works programs. 

 

Applications for an amendment to the OCP, including the Land Use Designation Map (see Figure 3), 

shall indicate which significant community benefit will be established as a result of the OCP changing to 

accommodate a development proposal.  Significant community benefit is defined as: an immediate, tan-

gible benefit such as affordable housing, community amenity, environmental protection or enhance-

ment, park land or significant (???) public space, or any other community benefit identified by Council.  

These items exclude from consideration increases in property assessment of taxes and private economic 

benefits associated with new development. 
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IV. SUSTAINABLE  

 DEVELOPMENT  

 INDICATORS 

The Annual Report on OCP Implementation includes key indicators related to the sustainable develop-

ment of the City.    The purpose of reporting on these indicators is to monitor and track progress toward 

the achievement of key goals and objectives of the OCP> 

 

Examples of key indicators that are linked with elements of the OCP Vision Statement are shown in Fig-

ure 48. 

Figure 48 

Sustainability Indicators 

 

Compact and Connected City 

1. Population density in Urban, Multiple Residential, Commercial, Town Centre and CBC designations 

2. Percent multi-family housing units (annual and cumulative) 

3. Percent new development in Town Centres, City Centre and Frequent Transit Development Areas (FTDA) 

4. Percent transportation mode for trips by cycling, walking and transit 

Complete City 

5. Percent dwelling units within 400 m of parks and greenways 

6. Percent agricultural land in production 

7. Percent non-residential tax base (and percent annual non-residential construction value) 

8. Full Time Equivalent (FTE) attendance at post-secondary institutions in Surrey 

9. Ratio of Local Jobs—to—Labour Force  

10. Annual attendance at cultural facilities (library, art and heritage) 

11. Percentage of all residential units located within 400 m of one, two or three of the following amenities: 

  a)  Frequent transit hub 

  b)  Grocery store 

  c)   Elementary school 

Green and Resilient City 

12. Percent of tree canopy coverage in non-agricultural designation 

13. Percent of Green Infrastructure Network in public ownership 

14. Per capita non-agricultural greenhouse gas emissions (compared to 2007 benchmark levels) 

15. Percent waste diverted from landfill 

Safe, Inclusive and Healthy City 

16. Violent crime rate per 1,000 residents 

17. Ratio of Median Rent—to—Median Income 

18. Licensed childcare spaces per capita 

19. Annual visits to City recreation centres 
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V. DEFINITIONS 

Accessible Community Refers to ensuring there is accessibility for all ages within community in-

frastructures and built environments, including linking with municipal gov-

ernments to make sure families with young children, those living with spe-

cial needs or challenging mental or physical health issues are carefully 

considered in community planning processes. 

Adaptable Design Refers to building features, particularly housing features intended for use 

by people with disabilities or those who are limited in mobility.  Adapting 

a space beyond current building code requirements enables people to 

create livable homes where they can live and thrive independently. 

Affordable Housing Rental or owned housing provided to low income households who have 

an affordability problem (pay in excess of 30% of their income on hous-

ing) and earn less than the median income for Surrey; is subsidized by 

senior levels of government or by a non-profit agency which enables rents 

to be provided below-market rates on a ‘geared to income’ basis; are typi-

cally publicly owned or owned and operated by a non-profit agency; do 

not include shelters or transitional housing. 

Biodiversity The variety of species and ecosystems on earth and the ecological pro-

cesses of which they are a part—including natural ecosystems, living spe-

cies and other components that provide genetic diversity. 

Buffer A strip of land or neutral area designed to protect the natural environ-

ment or an identified resource from undesirable encroachment such as 

development of recreational uses. 

Carbon Footprint The measure of the impact that the activities of an individual or organiza-

tion have on the environment in terms of the amount of Greenhouse Gas-

es that they produce, measured in units of carbon dioxide equivalent. 

Carbon Neutrality Refers to having no net emissions of Greenhouse Gases; is generally 

achieved by reducing GHG emissions where possible, offsetting these 

emissions by investing in projects that eliminate GHGs (renewable energy 

projects or sequestering). 

Connectivity A state or measure of spatial linkage, continuity or association between 

two or more distinct locations. 

Corridor A band of vegetation or strip of land that provided connectivity between 

distinct patches of habitat on the landscape and permits the movement of 

plant and animal species between what would otherwise be isolated 

patches. 

Crime Prevention  

Through Environmental  

Design (CPTED) 

A pro-active approach that seeks to reduce or eliminate opportunities for 

crime through the incorporation of design principles at the conceptual to 

detailed design stages of building, site and public realm projects.  (e.g. 

“Eyes on the Street” - refers to designing street frontages and buildings 

with windows to provide surveillance over spaces). 
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V. DEFINITIONS (Cont.) 

Ecological Footprint The area of the Earth that would be required to sustain an individual or 

organization in terms of its resource consumption and waste products 

(e.g. North American lifestyles are estimated to require five plant Earths to 

sustain it in the long term). 

Ecosystem Management An approach to Environmentally Sensitive Areas (ESAs) that focuses on 

ecological values and ensures that areas of ecological significance are pro-

tected and enhanced (e.g. wetlands, habitat reservoirs, wildlife corridors 

and areas with unique flora and fauna). 

Environmentally  

Sensitive Area (ESA) 

Comprised of environmentally sensitive and unique natural areas such as 

watercourses, cliffs, benchlands, escarpments, forests, geological features, 

wildlife, wetlands and grasslands. 

Environmentally  

Valuable Resource  

Where all the features, places and species present enhance the biodiversi-

ty of an area; range in size from small patches to extensive landscape fea-

tures; can include rare or commom habitats, plants and animals; require 

special management attention to protect fish and wildlife resources, other 

natural systems or processes and/or historical, cultural or scenic values. 

Food Security When a community’s residents have access to safe, affordable, culturally-

acceptable, nutritionally-adequate diets through a system that maximizes 

community self-reliance, environmental sustainability and social justice. 

Fragmentation A process whereby large contiguous ecosystems are transformed into one 

or more smaller patches surrounded by disturbed areas. 

Greenhouse Gas (GHG) Refers to an atmosphere gas that contributes to the greenhouse effect by 

absorbing infrared radiation produced by solar warming of the Earth’s 

surface. 

Green Infrastructure/

Development 

A type of infrastructure that uses elements of the natural environment to 

replace or supplement traditional infrastructure, such as drainage, sewers 

and water that contributes towards sustainable resource management; a 

network of facilities that can include parks, local woodlands, gardens, 

greenway corridors, streams, street trees and built structures such as green 

roofs. 

Habitat The natural abode of a plant or animal, including all biotic, climate and 

edaphic (plant communities distinguished by soil conditions rather than by 

climate) factors affecting life. 

Mixed-Use  

Development 

Development that incorporates multiple uses within a building or site; can 

be a combination of residential, commercial, office, institutional and low-

impact industrial uses; allows for a range of needs to be met in one loca-

tion, reducing travel between different locations for housing, employment 

and services. 
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Natural Areas Areas with significant flora and fauna (fish, terrestrial wildlife and 

bird habitats) and connecting corridors (ravines, treed areas, open 

fields and bodies of water). 

Pedestrian-Oriented Space Areas which promote visual and pedestrian access onto the site 

and which provides pedestrian-oriented amenities and landscaping 

to enhance the public’s use of the space for passive activities. 

Performance-Based  

Standards 

The use of goal-oriented criteria to establish review parameters for 

proposed land use plans or development projects that help pro-

vide flexibility to the development process. 

Streetscape The visual character of a street, as determined by various elements 

such as structures, greenery, open space, views, etc. 

Sustainable Development Development that balances human need with environmental pro-

tection so that human and environmental needs can be met in the 

present and into the indefinite future. 

Transitional Housing Short-term housing for people who, in addition to needing afford-

able housing,  need non-housing support services including meals, 

housekeeping, medical care, counseling and skills training to ena-

ble them to maintain occupancy in permanent housing; may be 

funded by a variety of provincial programs, including health, social 

and corrections-based programs. 

Transit-Oriented  

Development (TOD) 

Residential, commercial and mixed-use centres designed to max-

imize access by transit and non-motorized transportation modes, 

particularly walking and cycling; ideally provides a wide range of 

local services in order to reduce the need for using private auto-

mobiles. 

Universal Design The principle that products or designs should be developed with 

built-in features and flexibility that enables use by all people re-

gardless of age and ability, at no additional cost. 

Watercourse Includes a natural depression with visible banks, or wetlands with 

or without visible banks, which contain water at some time; include 

any lakes, rivers, streams, creeks, spring, swamps, gulches or sur-

face sources of water whether containing fish or not; includes in-

termittent streams; includes surface drainage works which are in-

habited by or provide habitat for fish. 

Wetlands An area of land consisting of soil that is saturated with moisture, 

such as a swamp, marsh or bog. 

V. DEFINITIONS (Cont.) 
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VI. DEVELOPMENT PERMIT 

AREAS AND  

 GUIDELINES 
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DP1 

FORM AND  

CHARACTER 
DEVELOPMENT PERMIT 

GUIDELINES 
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Development Permits | Hazard Lands  

DP2 

HAZARD  

LANDS 
DEVELOPMENT PERMIT 

GUIDELINES 
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DP3 

SENSITIVE 

ECOSYTEMS 
DEVELOPMENT PERMIT 

GUIDELINES 
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 Development Permits | Agricultural 

DP4 

AGRICULTURAL 
DEVELOPMENT PERMIT 

GUIDELINES 
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