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NO: R221 COUNCIL DATE: October 23, 2017 

REGULAR COUNCIL

TO: Mayor & Council DATE: October 19, 2017

FROM: General Manager, Planning & Development FILE: 3900 20 18020
6440 20 (2016)

SUBJECT: City of Surrey Official Community Plan 2016 Performance Review

RECOMMENDATION

The Planning & Development Department recommends that Council:

1. Receive this report as information.

PURPOSE

Surrey Official Community Plan By law, No. 12900 ("OCP By law") specifies that an annual review
of the Official Community Plan (OCP) is to be undertaken to update relevant information and to
evaluate and report to Council on the status of the OCP's implementation. This report is
intended to fulfill that requirement for 2016.

BACKGROUND

Surrey’s OCP is a comprehensive plan guiding the future evolution of the City. An OCP update
was completed in 2013, and was adopted by Council in 2014. The updated OCP is organized under
a new set of themes and includes a broader set of key indicators than the previous OCP. The
themes are as follows:

Theme A: Growth Management
Theme B: Centres, Corridors and Neighbourhoods
Theme C: Infrastructure and Facilities
Theme D: Ecosystems
Theme E: Economy
Theme F: Society and Culture

The OCP indicates annual reporting will take place to monitor the effectiveness of the document’s
policies and to measure consistency with regional goals and policies established through the
Regional Growth Strategy. With the updated OCP, the annual reporting will be provided using a
new format, the OCP Performance Review Report (Appendix “I”), which aligns with the six OCP
themes.
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The Planning & Development Department uses several sources to obtain the information
provided within the performance review, including:

Internal data compiled by the Community Planning Division with information from
Building Division, Transportation Division, Parks Recreation & Culture Department, and
Sustainability Office;
Surrey School District;
Metro Vancouver;
British Columbia Assessment Authority;
Ministry of Health; and
Census Canada.

DISCUSSION

The OCP Performance Review provides measures and indicators focusing on the six OCP themes.
In addition to data on land use, population, housing stock and employment changes, the report
provides data for regional growth targets, urban amenities, greenways and bike lanes, parkland
density, Green Infrastructure Network ownership, protected heritage, urban agriculture and
vacancy rates. The following provides highlights of the OCP Performance Review Report under
each of the OCP themes.

Theme A: Growth Management

A primary purpose of the annual OCP Performance Review is to assess the capacity available
within the City to accommodate residential development in order to ensure orderly, long range
planning for growth. The following section highlights population, housing stock, dwelling unit
demand, and growth within the Urban Containment Boundary described in the Performance
Review.

Population

Surrey's total population, as of December 2016, is estimated at 525,220 residents. Over the past
five years (2011 to 2016), Surrey’s population grew by 41,510 residents representing an average
annual growth rate of 1.72%.

A further population growth of approximately 49,730 residents is projected for the five years
between 2016 and 2021 for an estimated population of 574,950 people. This estimate represents an
average growth rate of approximately 1.9% over the next five years.

This expected growth is consistent with Metro Vancouver’s Regional Growth Strategy estimates
for Surrey’s growth rate, and is slightly lower than the growth rate experienced in Surrey over the
past decade. This level of growth is considered to be robust but manageable.

Detailed population information is on page 13 of the OCP Performance Review (Appendix “I”).

Housing Stock

4,301 new dwelling units were constructed in 2016, including 1,609 (37%) one and two family
houses (including secondary suites), 1,627 (38%) townhouses and row houses, and 1,065 (25%)
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apartments. With 616 single family units demolished in 2016, the net total increase of new
dwelling units for 2016 is 3,685.

At the end of 2016 there were an estimated 187,893 total dwelling units in Surrey, including
secondary suites. Of this total, 117,189 (62.4%) were one or two family units in detached homes
(with or without suites), 35,444 (18.9%) were townhouse and row house units, and 35,260 (18.8%)
were apartments.

Over the last six years, approximately 17,459 new dwelling units (including secondary suites and
coach houses) have been constructed in Surrey; an average of 3,461 per year. This number is net
of the 2,969 units that were demolished during that time; total new construction averaged 3,956
per year over the last five years.

Detailed housing stock information is on page 14 of the OCP Performance Review (Appendix “I”).

Housing Starts

While the majority of existing residential units in the City are single family dwellings, the
percentage of multi family units has increased from 34% to 37.6% over the past five years. By
2021, approximately 40.9% of Surrey’s housing stock is expected to consist of multi family
dwelling units.

Housing starts decreased slightly in 2016 compared to 2015. Specifically, it is expected that the
multi family housing market will continue to gain momentum in Surrey. For example, in 2016,
approximately 73.1% of housing starts in Surrey were multi family.

With an expectation that townhouses and apartments will dominate the yearly number of
housing starts, the five year average of multi family starts is projected to be 70–75% of total new
units, due to increasing regional housing affordability challenges and the shrinking of the average
household size in terms of number of occupants.

Detailed housing starts information is on page 15 of the OCP Performance Review (Appendix “I”).

Dwelling Unit Demand

Housing demand varies by housing type and location according to the needs and incomes of
households. Some households prefer detached housing in suburban locations while others seek
townhouses or apartments in more central locations. The relative availability of these different
housing types in attractive locations, at prices that are affordable, determines the housing market.

Over the last 10 years, the proportion of single family and two family houses has decreased; a
trend which is likely to increase over time as new neighbourhoods are built out and a higher
percentage of multi family units is constructed in City Centre, Town Centres, and other infill
locations.

City staff monitor development trends to assist in balancing market demand with housing supply.
The objective is to maintain a minimum of a three to five year supply of residential development
capacity, and housing type, in various areas of the City. It is estimated a net total of
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approximately 19,441 units will be built in Surrey over the next five years, equating to an average
of 3,888 units added annually.

Detailed dwelling unit demand information is on page 16 of the OCP Performance Review
(Appendix “I”).

Urban Containment Boundary

Development supported within the OCP is directed to take place within the Metro Vancouver
Urban Containment Boundary (UCB). The UCB establishes a long term area for urban
development and transportation and infrastructure investment and reinforces the protection of
agricultural, conservation and rural areas.

Since 2010, the vast majority of new dwelling units (approximately 99.9%) were constructed
within the UCB. In 2016, 99.6% of all new dwelling units (approximately 3,685 units) were
constructed within Surrey’s UCB, which is consistent with growth management policies in the
OCP.

Theme B: Centres, Corridors and Neighbourhoods

A key objective of the OCP is to direct high density residential and commercial growth to the City
Centre, Town Centres, and Frequent Transit Corridors, and to ensure the efficient and integrated
development of new neighbourhoods. In addition, it encourages sensitive infill development in
appropriate locations.

City Centre and Urban Centres

The OCP supports the redevelopment of urban areas intended to support higher densities. These
areas fall within three categories:

1. Town Centres/Central Business District;
2. Urban Centres; and
3. Frequent Transit Development Areas (FTDAs).

As of December 2016, approximately 25,830 units in Surrey’s City Centre and Urban Centres have
either been constructed, issued a Building Permit, or received a Development Permit. An
additional 5,958 dwelling units are currently in the development review process.

These areas collectively provide a total “build out” capacity of 61,491 residential dwelling units,
accommodating approximately 124,222 residents. Currently 41% of this capacity is constructed or
approved with a further 10% under application.

Detailed community build out information begins on page 26 of the OCP Performance Review
(Appendix “I”).

Frequent Transit Development Areas

The OCP identifies three types of transit oriented development areas:
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1. Frequent Transit Development Areas (FTDAs);
2. Frequent Transit Corridors; and
3. Rapid Transit Station Areas.

For the purposes of this report, only FTDAs are measured and reviewed for their contributions to
Surrey’s growth.

Surrey has three existing FTDAs: 104 Avenue, East Clayton, and Fleetwood. Based on current
development policies, the 104 Avenue Corridor and East Clayton show the most increases in total
units, with East Clayton expected to accommodate an additional 125 units and 104 Avenue
another 90 additional units by 2021. It is important to note, however, that the 104 Avenue
Corridor projections are likely to increase beyond the current projection, as this area is
undergoing a land use review. It is anticipated that Fleetwood FTDA will remain largely
unchanged over the next five years.

Secondary Plans

An analysis of the residential development capacity within each of the City’s approved Secondary
Plans (excluding City Centre and Town Centre Plans) shows a total capacity of 84,053 dwelling
units. As of December 2016, approximately 45,700 dwelling units (54.4%), of the total capacity in
approved Secondary Plan areas have either been constructed, issued a Building Permit, or
received Development Permit approval. About 8,332 dwelling units (9.9%) are proceeding
through the development review process.

At the end of 2016, the remaining capacity of approved Secondary Plans is estimated at 30,021
dwelling units, representing a supply sufficient to meet five years of demand for new housing.

Detailed secondary plan area capacity information is on page 37 of the OCP Performance Review
(Appendix “I”).

New Town Centre and Secondary Plans

New Town Centre and Secondary Plans anticipated to be completed in 2018 include the
Guildford 104 Avenue Corridor Plan, Grandview Heights 3 Neighbourhood Concept Plan,
Crescent Beach Plan, and South Campbell Heights Local Area Plan.

Infill Development

Infill residential development is defined as new, additional residential units constructed in
established urban neighbourhoods that are not part of an NCP area, the City Centre Plan Area, or
any Town Centre Plan Area. Some of these units include “one for one” replacement of existing
single family homes, but most represent additional units achieved through development in vacant
lots or through redevelopment that results in densification.

In 2016, there was a net of 700 housing starts in infill areas. Of these units, 470 were one and
two family dwellings, and 230 were townhouse units with n0 apartment units. Based on current
trends, it is expected that an average of approximately 840 new dwelling units per year, over the
next five years, will be developed in infill areas around the City.
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Theme C: Infrastructure and Facilities

Pedestrian and Cycling Infrastructure

The OCP supports providing a comprehensive transportation network that offers reliable,
convenient and sustainable transportation choices. This is partly realized by providing pedestrian
and cycling infrastructure that is safe, accessible and abundant. Over and above sidewalks, Surrey
strives to provide greenways, paths, trails and bike lanes for recreational purposes and as support
for alternative transportation modes other than the vehicle. In 2016, there were approximately 13
km of greenways, on street bike lanes and park paths and trails added to the infrastructure
system.

Detailed infrastructure information is on page 47 of the OCP Performance Review (Appendix “I”).

Parks

Surrey maintains over 2,700 hectares (6,670 acres) of public parkland and has several significant
regional parks maintained by Metro Vancouver. Surrey’s Parks, Recreation and Culture Strategic
Plan identifies different categories of parks and their intended role for serving Surrey’s
recreational, cultural and environmental protection needs. These different park types are
identified as:

City Parks;
Community Parks;
Neighbourhoods Parks; and
Nature Preserve.

Park type totals have adjusted over the past five years due to reclassifications; however, Surrey
continues to add parkland overall, reaching over 2,700 hectares by 2016.

Detailed parks information is on page 48 of the OCP Performance Review (Appendix “I”).

Parkland Density

The OCP supports the continued provision of varied types of parkland for Surrey residents. In
looking at park types, the City uses the following general ratios per 1,000 residents:

City Parks—1.2 ha
Community Parks—1.0 ha
Neighbourhood Parks—1.2 ha
Nature Preserve—0.8 ha

The City strives for an overall parkland to resident ratio of 4.2 hectares of parkland per 1,000
residents. In 2016, Surrey exceeded this goal, with a ratio of 5.2 hectares of parkland per 1,000
residents.
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Theme D: Ecosystems

Biodiversity Conservation

As an important step toward ecosystem protection and enhancement, Council endorsed the
Biodiversity Conservation Strategy (BCS) in order to prioritize options and establish management
criteria for a Green Infrastructure Network (GIN). Surrey’s GIN comprises a natural
interconnected network of hubs, sites and corridors that conserves natural ecosystem values and
functions.

A key component of the BCS is to work to reach the ultimate level of protection for these sensitive
biodiverse areas by securing lands under public ownership. Approximately 60%, (2,420 hectares)
of the GIN is currently publically owned.

To support the management, protection and enhancement of Surrey’s natural ecosystems, the
City is tracking the amount of GIN that is being added to public ownership. In 2016, there was
approximately 1,230 hectares of the GIN that was held in private ownership. Since 2013, when the
GIN was originally created, approximately 19.28 hectares were added to either a City or Regional
park system.

Detailed biodiversity information is on page 53 of the OCP Performance Review (Appendix “I”).

Theme E: Economy

Employment

As of December 2016 total employment in Surrey was estimated at 181,520 jobs. The majority of
employment in Surrey was commercial, at 49.3%, including retail, office and service sector jobs.
Institutional jobs comprised approximately 17.2% of total Surrey employment, with industrial jobs
accounting for 33.4%.

Approximately 3,638 new jobs were added to Surrey’s economy in 2016: 54.3% commercial
employment (1,976 new jobs), 40.7% industrial employment (1,479 new jobs) and 5% institutional
employment (183 new jobs).

It is expected that Surrey’s employment rates will continue to grow at a pace that exceeds
population growth as continued planning initiatives provide additional lands and attractive
locations for business development. The average annual job growth rate between 2011 and 2016
was 2.24%.

A trend toward an increasing percentage of commercial and institutional jobs is expected to
continue to increase into the foreseeable future in response to growth of Surrey’s City Centre and
other business districts. Institutional employment will gain momentum over time, as new projects
related to government services, education, and health care facilities are planned in response to
the needs of Surrey’s growing population.

Detailed employment information is on page 65 of the OCP Performance Review (Appendix “I”).
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Theme F: Society and Culture

Schools

The Surrey School District is the largest in British Columbia, with 101 elementary schools, 19
secondary schools, five district learning centres, one blended school, and three adult education
centres. Total current enrollment is approximately 70,265 students.

Although there were no new schools completed in 2016, several are under construction, and the
School District plans to complete upgrades or new construction of seven schools by 2020.
Following are the details of each school, listed by projected year of completion:

To be completed for 2018
Ecole Salish Secondary (under construction) 1,500 new seats
Woodward Hill Elementary (under construction) 200 additional seats

To be completed for 2019
Sullivan Elementary (at design stage) 200 additional seats
Panorama Park Elementary (at design stage) 200 additional seats
Clayton North Elementary School (at design stage) 655 new seats

To be completed for 2020
Grandview Area Secondary (at design stage) 1,500 new seats
Clayton Village NW Elementary (at design stage) 655 new seats

Vacancy Rates

According to the CMHC Vancouver Market Report in 2016, the rental market remains very tight
in the Lower Mainland, with vacancy rates for purpose built apartments declining to 0.7% from
0.8% last year. Persistently low vacancy rates can be attributed to rising demand for rental units.
In Surrey, the vacancy rate for apartments has dropped significantly from the last two years,
reaching 0.4% in 2016.

Detailed vacancy rate information is on page 75 of the OCP Performance Review (Appendix “I”).

Liveability

An urban amenities indicator can be used to help determine the health and diversity of urban
environments by measuring the number of homes that are within 400m, or approximately a five
minute walk, to amenities. This is an important indicator as it illustrates the liveability of an
urban environment and provides an understanding of how residents are able to engage and live
within their neighbourhoods or communities without having to seek access to amenities,
recreation services, health care or shopping elsewhere.

The urban amenities indicator measured the number of homes within walking distance (400
metres) from the following amenities:

Parks;
Frequent Transit;
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Bike routes;
Schools; and
Grocery stores

All amenity indicators remained the same from 2015 to 2016, with the exception of grocery stores,
which dropped slightly. Access to bike routes is the best performing amenity indicator for Surrey
at 92%, with access to parks the second best performing indicator at 76%.

Detailed liveability information is on page 76 of the OCP Performance Review (Appendix “I”).

CONCLUSION

The OCP Annual Performance Review for 2016 has been prepared to help monitor and record
progress in implementing the City’s Official Community Plan, and to determine the consistency
between Surrey’s evolution and Metro Vancouver’s Regional Growth Strategy. It includes a
broader set of indicators than the previous OCP. These indicators will be monitored and reported
annually in order to measure success in meeting key planning objectives.

Based on the information above, it is recommended that Council:

Receive this report as information.

Original signed by
Jean Lamontagne
General Manager, Planning & Development

PH/CS/SJ/ss

Appendix “I” – City of Surrey Official Community Plan 2016 Performance Review
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