
CORPORATE REPORT  

NO: R183 COUNCIL DATE: July 23, 2018 

REGULAR COUNCIL 

TO: Mayor & Council DATE: July 19, 2018 

FROM: General Manager, Planning & Development FILE: 6520-20 
(North Clayton) 

SUBJECT: North Clayton NCP Initiation – Update on Request for Additional Information 

RECOMMENDATION 

The Planning & Development Department recommends that Council receive this report for 
information. 

INTENT 

The intent of this report is to provide Council with further information on factors that could 
impact the initiation of a Neighbourhood Concept Plan (“NCP”) for North Clayton. 

BACKGROUND 

On April 23, 2018, Council received a staff report requesting Council authorization to initiate 
background studies and to develop a Terms of Reference for the preparation of an NCP for North 
Clayton.  Council referred the report back to staff and requested that additional information be 
included in the report before they consider moving ahead with the NCP process. This includes: 

• Planning priorities for Light Rail Transportation (“LRT”) along 104 Avenue and King
George Boulevard;

• Issues related to the pace of build-out in West Clayton;

• Issues related to secondary suites and parking;

• A timeline outlining when it would be appropriate to bring an additional supply of
housing online; and

• Criteria used to include future lands in an NCP;

DISCUSSION 

As directed by Council, staff have compiled additional information to support the request for 
initiation of background studies and Terms of Reference for the North Clayton NCP. The 
following provides Council with further information about Planning priorities for NCP areas 
compared to Urban Centres, an update on the build-out in West Clayton, the status of secondary 
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suites and parking issues, a timeline outlining when it would be appropriate to bring an 
additional supply of housing in Clayton; and criteria used to include future lands in an NCP. 
 
Planning Priorities for NCP Areas Compared to Urban Centres and FTDAs 
 
Secondary Plans within Surrey include areas planned for urban intensification and transit-
supported densities (Urban Centres and Frequent Transit Development Areas [“FTDAs”]), as well 
as green field locations that provide new residential neighbourhoods supported by shopping, 
services, and other amenities (NCP areas).  While both Urban Centres and NCPs focus growth to 
create compact complete communities, the level of density and intensity of commercial and 
mixed uses, including cultural, entertainment and institutional uses, vary with each.  
 
The highest residential and employment densities permitted in the Official Community Plan 
(“OCP”) are located within Urban Centres and FTDAs. These areas are intended to be the region’s 
primary focal points for concentrated growth and transit service. These areas include high rise 
development, and higher intensity office and institutional uses. Densities within the NCPs tend to 
be more moderate, but also support transit usage and offer a diversity of housing and mix of uses. 
Planning for both Urban Centres and NCP areas are key priorities as they each provide a diversity 
of housing options and locations for Surrey residents. 
 
Urban Centres 
 
Planning for Urban Centres is well established with the City Centre Plan update completed in 
2017, and planning for other areas along the LRT corridors underway, including the Guildford 104 
Avenue Corridor and Newton Town Centre. Early background work for the King George 
Boulevard LRT Corridor has been initiated.  
 
Figure 1 shows the build out and remaining capacity for the Urban Centres under current planned 
densities. There is over 52,000 unit capacity for City Centre and over 30,000 unit capacity for the 
remaining Urban Centres. Many of the unit types within these areas will be multi-family forms 
including high rise towers, mid-rise apartments and townhouses. Given the substantial residential 
unit capacity, it is anticipated that the full build out of these areas will occur over the longer time 
horizon of 80 to 100 years.  
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Figure 1. Residential Development Capacity Within City Centre and Urban Centres in Surrey 

 
 
Neighbourhood Concept Plan Areas 
 
Figure 2 shows the residential development capacity in approved NCP areas in Surrey.  The data 
shows that available residential capacity in NCP areas is largely located within the Anniedale 
Tynehead and West Clayton NCP areas. The residential building form in these areas is anticipated 
to be a combination of mid-rise apartments, townhouses, and single family houses. 
 
Two NCPs are currently underway in the Grandview area of Surrey: Redwood Heights and 
Grandview Neighbourhood 3.  Redwood Heights is complete and is anticipated to come forward 
to Council this fall. Work on Stage 1 for Grandview Neighbourhood 3 is currently underway and 
Stage 1 completion is anticipated towards the end of 2018, and Stage 2 completion by the end  
of 2019. 
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Figure 2. Residential Development Capacity Within Approved Neighbourhood Concept Plans in Surrey 

 
 
Servicing Related to Build Out of West Clayton 
 
The build-out progress within the West Clayton NCP is fairly typical of other NCP build-out 
processes, whereby development proceeds as the servicing infrastructure is secured and 
constructed.  At this time the sewer design is complete and the Engineering Department and 
Realty Section staff are working to secure statutory right-of ways for the sanitary sewer main 
between Fraser Highway and 74 Avenue. 
 
In terms of development applications, currently there are 15 rezoning applications in West 
Clayton that are pre-Council, two rezoning applications that have received First and Second 
Reading, and scheduled for Public Hearing on July 23, 2018, four applications that have received 
Third Reading and three projects that are approved and are either constructed or under 
construction (map attached as Appendix “I”).  
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The two approved projects were able to utilize existing capacity in the sanitary sewer 
infrastructure and the remaining applications will not be able to proceed beyond Third Reading 
until the sewer infrastructure is resolved.  Once the sanitary sewer main right-of-way is fully 
secured, a developer will need to front end the costs for sewer construction. It is anticipated that a 
developer with a project at Third Reading would likely come forward to initiate the front ending 
agreement for the sewer extension.  
 
Secondary Suites and Parking 
 
Historical parking issues have been evident in the East Clayton area as a result of high car 
ownership, lack of transit, and a shortage of on-site parking for residents living in secondary 
suites. Compounding this problem, a 2011 review of the East Clayton neighbourhood identified 
widespread parking shortages resulting from unauthorized secondary suites being built in 
principal dwellings on lots that also have coach houses.  
 
Over the past few years, staff have been working to resolve these issues through a number of 
approaches including by-law enforcement, resident education through neighbourhood garage 
clean up events, changes to Surrey Zoning By-Law 1993, No. 12000 (“the Zoning By-law”) for small 
lots and a moratorium on new coach houses.  
 
In 2013, Council approved Zoning By-law amendments that included the creation of an RF-10 zone 
to replace the RF-9 zone. The intent was to address frequent issues related to over-occupancy and 
inadequate off-street parking provision in the RF-9 zone. The RF-10 zone eliminates the coach 
house option, allows tandem parking, and requires an additional parking space for secondary 
suites.  
 
The outcome of the Zoning By-law changes are expected to become evident in the future build-
out of West Clayton as RF-10 lots will replace the previous RF-9 lots built in East Clayton.  
Furthermore, the West Clayton NCP does not include land use designations that allow coach 
houses.  As a result, it is anticipated that these changes will address parking issues created by 
pressure of secondary suites. 
 
Build Out in Clayton and Additional Housing Supply 
 
At the end of 2017, the Clayton General Land Use Plan (“GLUP”) area was approximately 39% built 
out. East Clayton NCP is nearing full build out (95%), while 18% of West Clayton NCP is currently 
under application. The North Clayton NCP is the last unplanned area within Clayton Heights, and 
holds approximately one third of the area’s developable land. 
 
Figure 3 shows the current build-out and remaining capacity within various Clayton NCPs. 
Overall there are 9,663 units approved or under application and 6,500 units remaining in the 
approved Clayton NCP areas.  
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Figure 3. Residential Development Capacity for Approved Clayton Plan Areas 

 
 

The background studies and the preparation of an NCP for North Clayton will take approximately 
three years to complete.  Given the rate of development in these areas, staff estimates substantial 
build out of West Clayton by 2028. Assuming development continues at the current pace, 
approval of the North Clayton NCP is estimated to extend the development capacity of Clayton 
Heights until approximately 2035.  
 
Criteria to Include Future Lands in an NCP 
 
Inclusion of lands in an NCP typically requires that the NCP has been defined within a larger 
GLUP, and that initiation of more detailed planning work meets neighbourhood support 
thresholds as prescribed in the Official Community Plan (OCP).  
 
The Clayton GLUP provided high level land uses and provided general guidance for proceeding 
with more detailed planning work and defined three sub-areas (NCPs): East Clayton, West 
Clayton, and North Clayton.  
 
Over the past fifteen years, two NCPs have been approved by Council, followed by two small area 
addenda in 2005, and the West Clayton NCP approval in 2015. Other updates within Clayton 
Heights include the Aloha Estates Infill Area Land Use Concept, approved in 2013, and the East 
Clayton Transit Oriented Area Land Use Concept, approved in 2014. North Clayton is the final 
remaining NCP within the Clayton GLUP. 
 
Initiation of an NCP as outlined in Surrey’s Official Community Plan (OCP), requires 50% of land 
owners or the owners of 70% of the land area to demonstrate support for plan initiation. In late 
2017, the City received an NCP initiation petition for North Clayton. Staff verified that 54.7% of 
the land owners had signed the petition requesting initiation of an NCP which met the threshold 
requirements described in the OCP.  Since that time staff have received additional signatures for 
the petition. Staff are currently verifying these signatures, but initial counts indicate that the level 
of support has now increased to approximately 65% of the owners. 
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Council may wish to consider authorizing staff to initiate background studies and to develop a 
Terms of Reference in preparation for a Stage 1 Neighbourhood Concept Plan for the North 
Clayton Neighbourhood area (as documented in Corporate Report No. R083; 2018, attached as 
Appendix “II”). 
 
SUSTAINABILITY CONSIDERATIONS 
 
The comprehensive planning of an NCP area supports the following Desired Outcomes (DO) and 
Strategic Directions (SD) in the Sustainability Charter 2.0:  
 
Inclusion  
 

DO 25: Surrey has a strong social infrastructure that supports the needs of its diverse and 
growing population.  
 

Built Environment and Neighbourhoods  
 

DO 1:  Surrey is comprised of distinct, diverse and compact neighbourhoods and Town 
Centres, with an engaging public realm.  

 
DO 4:  Surrey’s neighbourhoods are safe, accessible, well-connected, walkable and bike 

friendly.  
 
DO 5:  Trees, green spaces and natural areas are integrated into all neighbourhoods.  
 
DO 8:  The built environment enhances quality of life, happiness and well-being.  
 

Ecosystems  
 

DO 1:  Parks, natural areas, urban forests and habitat corridors are interconnected 
throughout Surrey and the region, creating healthy places for people and wildlife.  

 
DO 3:  All development enhances, or minimizes the impacts on Surrey’s lush tree canopy 

and natural environment, and avoids encroachment into natural areas, habitat 
features and parks.  

 
DO 12:  Surrey protects ecosystem services and manages natural assets in order to build 

resilience and adapt and thrive in a changing climate.  
 
Education and Culture  
 

DO 2:  Surrey children and youth have access to a high quality comprehensive and 
inclusive educational system, and opportunities that include experiences in and 
out of school.  

 
DO 5:  Surrey’s educational institutions and libraries are integrated into the community, 

and have sufficient capacity to accommodate residents as well as attract people 
from other areas.  
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Infrastructure  
 

DO 2:  Infrastructure systems provide safe, reliable and affordable services.  
 
DO 4:  Ecosystems and natural assets are an essential part of the community’s 

infrastructure system.  
 
DO 11:  An integrated and multi-modal transportation network offers affordable, 

convenient, accessible and safe transportation choices within the community and 
to regional destinations. 

 
CONCLUSION 
 
At the April 23, 2018 Regular Council meeting, Council requested additional information about 
factors that could impact the initiation of a Neighbourhood Concept Plan (NCP) for North 
Clayton.  
 
The information shows that the North Clayton has been identified in the Clayton GLUP as a 
future NCP planning area and the initiation petition received by staff meets the plan initiation 
criteria prescribed in the OCP. 
 
Analysis of city-wide build out and capacity data shows that development in the North Clayton 
NCP area will not directly impact the development demand in transit-oriented Urban Centres 
along the future LRT areas because of the differing housing and employment targets for each area. 
Furthermore, the development data shows the development capacity within a third of the Clayton 
area (East Clayton) at nearly full capacity, and development is underway for West Clayton. The 
North Clayton area is the final remaining NCP area with development capacity in Clayton.  
 
Given the discussion above, Council may wish to authorize staff to initiate background studies 
and develop a Terms of Reference in preparation for a Stage 1 Neighbourhood Concept Plan for 
the North Clayton Neighbourhood area. 
 
 
 
Jean Lamontagne 
General Manager, Planning & Development 
 
PH/ar 
 
Appendix “I” -  West Clayton NCP Development Application Status 
Appendix “II” -  Corporate Report No. R083; 2018 
 
c:\users\ar4\appdata\roaming\opentext\otedit\ec_eim\c249253580\north clayton ncp initiation – update on request for additional information.docx 
2018-07-19 4:40 PM ar 
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