CITY OF )
Live Streamed at surrey.ca

»‘SU RREY Hearing Agenda el
Addendum #1 Time:  7:00 p.m.

. Regular CounCil - Public Location: Electronic Meeting

Livestreamed via the City's website www.surrey.ca

K. OTHER BUSINESS
4. CORPORATE REPORT

Item No. Ris5 Proposed Amendments to Streamside Protection Bylaws
and Policy

Note: See Bylaws 21341 and 21186 in K.5.

5. BYLAWS - INTRODUCTIONS
Proposed Amendments to Streamside Protection Bylaws and Policy

Note: These Bylaws will be in order for consideration should Council approve the
recommendations of Corporate Report No. Riss.

To amend Streamside Protection to require all watercourse setbacks to meet
Provincially and Federally legislated requirements and changes to the Sensitive
Ecosystems Development Permit (SEDP) requirements to streamline development
application review timelines.

"Surrey Official Community Plan Bylaw, 2013, No. 18020, Bylaw, 2024, No. 21341"
First Reading

Second Reading

That the Public Hearing be held on Monday, September 9, 2024, at 7:00 p.m.

"Surrey Zoning By-law, 1993, No. 12000, Amendment By-law, 2024, No. 21186"
First Reading
Second Reading

That the Public Hearing be held on Monday, September 9, 2024, at 7:00 p.m.
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NO: R155 COUNCIL DATE: July 22, 2024
REGULAR COUNCIL
TO: Mayor & Council DATE: July 22, 2024
FROM: General Manager, Planning & Development FILE: 3900-30
General Manager, Engineering 6440-02

SUBJECT:  Proposed Amendments to Streamside Protection Bylaws and Policy

RECOMMENDATION

The Planning & Development Department and the Engineering Department recommends that
Council:

1. Receive this report for information;

2. Direct staff to bring forward a bylaw for readings to amend Part 7A (Streamside
Protection) of Surrey Zoning By-law, 1993, No. 12000 to require all watercourse setbacks to
meet Provincially and Federally legislated requirements, consistent with Appendix “I”’; and

3. Direct staff to bring forward the necessary amendments to the Sensitive Ecosystems
Development Permit section of the Surrey Official Community Plan Bylaw, 2013, No. 18020
for readings, consistent with Appendix “II”.

INTENT

The intent of this report is to seek Council’s endorsement of changes to streamside setbacks set

out in Surrey Zoning By-law, 1993, No. 12000 under Part 7A (Streamside Protection) and changes

to the Sensitive Ecosystems Development Permit requirements in the Surrey Official Community
Plan Bylaw, 2013, No. 18020. These changes are intended to streamline development application

review timelines without compromising environmental protection of watercourses.

BACKGROUND

At its October 30, 2023 Regular Meeting - Public Hearing, through RES.R23-2215, Council directed
staff to review Part 7A of Surrey Zoning By-law, 1993, No. 12000 (the “Zoning By-law”) and the
Sensitive Ecosystems Development Permit (“SEDP”) processes in Surrey Official Community Plan
Bylaw, 2013, No. 18020 (the “OCP”) to streamline development application approvals while
ensuring protection of the City’s interests and environmental protection.

At its March 11, 2024 Regular Meeting — Public Hearing, Council received Corporate Report No.
Ro53; 2024 (Appendix “III”), which set out options for Council’s consideration. Council approved
Option B in that report and directed staff through RES.R24-477 and R24-478 to:



“bring forward a bylaw to amend Part 7A (Streamside Protection) of Surrey Zoning By-law,
1993, No. 12000 to require all watercourse setbacks to meet Provincially and Federally
legislated requirements”

and

“bring forward the necessary amendments to Surrey Official Community Plan Bylaw, 2013,
No. 18020 for readings, consistent with Appendix "II".”

DISCUSSION

As described in Corporate Report No. Ro53; 2024, the protection of environmental and fisheries
values associated with watercourses and riparian areas is multi-layered in Surrey, with Federal
Department of Fisheries and Oceans (“DFO”), Provincial Water Sustainability Act (“WSA”), the
Provincial Riparian Areas Protection Act and Riparian Areas Protection Regulation (“RAPR”), and
City approvals all playing a part. In essence, these regulations have the goal of preventing both
direct disturbance and indirect impact on streams that support fish and fish habitat from
development.

Under RAPR, responsibility for determining the appropriate classification of a watercourse and
the associated riparian setbacks that are necessary to protect the fish habitat in the watercourse is
assigned to a Qualified Environmental Professional (“QEP”), following a provincially governed
professional reliance model that it legislated by the Province’s Professional Governance Act
(“PGA”). The RAPR sets out a process for a “simple assessment” and a “detailed assessment” that
must be followed by a QEP preparing a report in relation to a development proposal. The RAPR
requires that a QEP, registered under PGA, certifies that they are qualified to carry out the
assessment and that they have followed the proper methodology as set out in the RAPR Technical
Manual.

Under Provincial legislation, local governments have the statutory duty to ensure that
development approvals and permits granted comply with the provisions associated with the
RAPR. Section 12 (b) (4) of the Riparian Areas Protection Act states that a local government must:

“4) ensure that its bylaws and permits under Part 14 of the Local Government Act . . . .
provide a level of protection that, in the opinion of the local government is comparable to,
or exceeds that established by the regulation.”

To permit a development that impacts upon a riparian area, therefore, a local government must
have bylaws and procedures in place that “meet or beat” the provisions in the RAPR. In the City
of Surrey’s case, this includes Part 7A in the Zoning By-law, requirements for SEDP (“DP3”) in the
OCP, and procedures for receiving and accepting reports from QEPs. The history of the City of
Surrey’s regulations and practices in this regard is set out in Corporate Report No. Ro53; 2024,
(Appendix “III”).

In response to Council’s direction in RES.R24-477 and R24-478, staff have reviewed the relevant
legislation and legal context, and are of the opinion that the proposed changes to Part 7A of the
Zoning By-law contained in Appendix “I”, along with proposed changes to the DP3 requirements
in the OCP contained in Appendix “II”, meet the Federal and Provincial requirements.

In essence, the recommended approach is to amend Part 7A to specifically align with the RAPR as
amended from time-to-time, including both the “simple RAPR” option and the “detailed RAPR”
option for establishing Streamside Protection and Enhancement Area (“SPEA”) setbacks. It is to
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be expected that most, if not all, development applications will select the detailed RAPR
approach, which is likely to result in more developable land outside of the SPEA. Proposed
amendments to the DP3 requirements in the OCP align with the proposed Part 7A and clarify
when a full or partial waiver of the DP3 requirement is granted.

LEGAL SERVICES REVIEW
This report has been reviewed by Legal Services.

CONCLUSION

In response to Council direction, staff have reviewed environmental regulations, policies, and
practices applied in the development application review process. These include the streamside
setbacks in Part 7A of the Zoning By-law and the requirements for issuing a Sensitive Ecosystems
Development Permit.

Staff conclude that the changes proposed in this report will streamline the processing of
applications without compromising important environmental and public interest values,
consistent with Federal and Provincial legislation and regulations.

Original signed by Original signed by
Don Luymes Scott Neuman, P. Eng.
General Manager, Planning & Development General Manager, Engineering

Appendix “I”  Proposed Amendments to Surrey Zoning By-law, 1993, No. 12000, Part 7A

Appendix “II” Proposed Amendments to Surrey Official Community Plan Bylaw, 2013, No. 18020,
Sensitive Ecosystems Development Permit

Appendix “III” Corporate Report No. Ros3; 2024

htps:// harepoint document p P prop to streamside protection bylaws and policy/cr proposed amendments to streamside protection bylaws and policy.docx




APPENDIX “I”

Proposed Amendments to
Surrey Zoning By-law, 1993, No. 12000, as amended

The following amendments are proposed to Surrey Zoning By-law, 1993, No. 12000, as amended:

AMENDMENTS TO PART 1 DEFINITIONS
1. Streamside Setback Area
Amend the definition of “Streamside Setback Area”, as follows:
e Delete the definition and insert the following in its place:

“Streamside Setback Area

means the horizontal area within a lot where land disturbance of any kind is
prohibited, as calculated by a Qualified Environmental Professional following the
assessment methodology prescribed in the Riparian Areas Protection Regulation
B.C. Reg 178/2019 and associated Technical Manual(s) as amended and contained in
an Assessment Report deemed to be acceptable by the City of Surrey.”

AMENDMENTS TO PART 7A STREAMSIDE PROTECTION
A. General
Amend Section A. General as follows:
e Replace Sub-section A.1, with the following:
All lands within a streamside protection area, which includes the Streamside
Setback Area, are subject to the regulations set out in this Part, except for those
lands and uses permitted in the Agricultural Land Reserve that are exempt from
the Riparian Area Protection Regulation, B.C. Reg.178/2019, as amended.
e Delete Sub-sections A. 2 and A.3;
o Renumber Sub-section “A.4” as Sub-section “A.2”;
e Delete Sub-section A.5; and
e Renumber Subsection “A.6” as Sub-section “A.3”.
B. Streamside Setback Areas

Delete Section B. Streamside Setback Areas and insert the following in its place:

e “B. Streamside Setback Areas



A streamside setback area is calculated by a Qualified Environmental Professional
following either the simple assessment or the detailed assessment methodology as
prescribed in the Riparian Areas Protection Regulation B.C. Reg 178/2019 and
associated Technical Manual(s) as amended, and as contained in an Assessment
Report deemed to be acceptable by the City of Surrey.”




Part 7A STREAM

Streamside Protection

(BL 18809)

A. General
(BL 20300)

1. All lands within a streamside protection area, which includes the Streamside Setback Area,
are subject to the regulations set out in this Part, except for those lands and uses permitted
in the Agricultural Land Reserve that are exempt from the Riparian Area Protection

Regulation, B.C. Reg.178/2019, as amended.

2. For the purpose of this Part, a Qualified Environmental Professional is a registered
professional Biologist, Geoscientist, Engineer, Forester and/or Agrologist registered in British
Columbia, with demonstrated education, expertise, accreditation and knowledge relevant to
sensitive environments, ecosystems and/or riparian/streamside management.

3. The entirety of this Part shall not be used to calculate density as described in undevelopable
area.



1.

Streamside Setback Areas
(BL 20300)
A streamside setback area is calculated by a Qualified Environmental Professional following

either the simple assessment or the detailed assessment methodology as prescribed in the
Riparian Areas Protection Regulation B.C. Reg 178/2019 and associated Technical Manual(s)
as amended, and as contained in an Assessment Report deemed to be acceptable by the
City of Surrey.

inethe rmini ' ‘ I F bank-as-follows:
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APPENDIX “II”

Proposed Amendments to
Surrey Official Community Plan By-law, 2013, No. 18020, as amended

The following amendments are proposed to Surrey Official Community Plan By-law, 2013, No.
18020, as amended:

AMENDMENTS TO DEVELOPMENT PERMITS - DP3 SENSITIVE ECOSYSTEMS

Area Sub-section

Amend the Area Sub-section as follows:
e In clause a), delete the number “50 m” and insert the number “30 m” in its place;
e Inclause b), delete the number “50 m” and insert the number “30 m” in its place.

Justification Sub-section

Amend the Justification Sub-section as follows:
e in the seventh (of eight) bullet point delete the text “Riparian Areas Regulation, B.C.
Reg. 376/2004” and insert the text “Riparian Areas Protection Regulation B.C. Reg.

178/2019” in its place.

¢ in the eighth (of eight) bullet point delete the text “Natural Drainage Policy” and
insert the text “Storm Drainage Management Policy” in its place.

Exemptions Sub-section

Amend the Exemptions Sub-section as follows:
e In clause “iv.” insert the words “and road” following the word “utility”
e Insert a new clause:

“vili. =~ Where a parcel of property within a Development Permit Area #3:

=  Does not include a Class A watercourse setback; AND

* Does not involve a subdivision, rezoning, or Development Permit
(DP1 Form and Character or DP2 Hazard Lands); AND

* No environmental protection measures are required in respect of
Provincial or Federal regulations; AND

* No structures, vegetation removal, or regrading of land are proposed
within the streamside setback areas defined in Part 7A of the Zoning
By-law or within a Green Infrastructure Area, as determined by a
Qualified Environmental Professional and confirmed by a site survey
conducted by a registered BC Land Surveyor”

(S

e Renumber the current clause “viii” to be clause “ix”.



BYLAW NO. 18020 | OCTOBER 20, 2014

DEVELOPMENT PERMITS (cont)

DP3: Sensitive Ecosystems Lis7a
APPLICATION

Local Government Act Section 488, Category (a):
Protection of the Natural Environment, its Ecosystems and Biological Diversity

A Development Permit will be required prior to development activities for any of the following
scenarios:

Subdivision of land

Construction, addition or alteration of a building or structure

Construction of roads and trails

Disturbance of soils, land alteration or land clearing

Installing non-structural surfaces with semi-pervious or impervious materials

AREA

Development Permit Area #3, for the protection of sensitive ecosystems, is designated as follows:

Luu iy

a) all parcels of property where any portion of the property falls within 58 30 m of the Green Infrastructure
Area, as shown in Figure 67; and

b) all parcels of property where any portion of the property falls within 58 30 m of the top of bank of either
one or both sides of a Class A, A/O or B stream containing fish habitat, as generally shown in Figure 68.
Should a stream not illustrated in Figure 68 be identified, it is the responsibility of the applicant to contact
the City of Surrey to determine whether or not the area in question falls within this Development Permit
Area.

IMPLEMENTATION

Unless otherwise indicated, and in accordance with the Surrey Development Permit Procedures and Delegation
Bylaw, as amended, authority to issue a Sensitive Ecosystem Development Permit is delegated to the Planning
and Development Department except where the Development Permit application is accompanied by another
application requiring City Council approval. Where the content of a Development Permit cannot be agreed upon
between the Planning and Development Department and an applicant, authority to issue a Development Permit
remains with City Council.

IMPLEMENTATION 291

AMENDED: May 29, 2017
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PLANSURREY 2013 | OFFICIAL COMMUNITY PLAN - 3 -

DEVELOPMENT PERMITS (cont)

s DP3: Sensitive Ecosystems
JUSTIFICATION

Lands of significant ecological value, including riparian areas, fall within Surrey’s boundaries. The use of a Devel-
opment Permit Area for these areas are justified as follows:

a) Green Infrastructure Areas: Surrey’s Ecosystem Management Study and Biodiversity Conversation Strategy
(BCS) identify Surrey’s sensitive ecosystem areas. These areas provide natural environment and ecosystem
protection as well as biological diversity. The hubs, sites and corridors identified in the BCS provide a contigu-
ous area of ecological importance because they function as habitat and movement systems for wildlife and
other natural habitat preservation; offer increased biodiversity in urban areas; provide natural water storage
and drainage; and act as natural purification systems that work to reduce erosion and sedimentation. The
purpose of the Sensitive Ecosystem Development Permit Guidelines for Green Infrastructure is to ensure that
the protection of these high quality plant communities and wildlife habitat areas occurs concurrently with
development. Retaining large, contiguous sensitive ecosystem areas helps to retain habitat diversity and
quality of life and provides for an overall healthy community for Surrey residents.

b) Streamside Areas: Rivers, streams, lakes and ponds provide fish habitat and aquatic habitat for wildlife.
Streamside areas, where in a natural state, have dense and structurally-complex vegetation that:

® have high biodiversity and support a large number of vegetation and wildlife species;
® contribute to the ecological health of the adjacent stream and its fish habitat;

® prevent the loss of riparian land due to bank instability and soil erosion;

® provide natural habitat;

® provide natural corridor links between ecosystem hubs and sites throughout Surrey and neighbouring

communities.

The purpose of establishing a Sensitive Ecosystem Development Permit Area for Streamside Areas is to:
e support development while ensuring these areas remain in a largely natural and undisturbed state;

e satisfy requirements of local government to ensure development compliance with the Riparian-Areas

Regulation,B-CReg—376/2004 Riparian Areas Protection Regulation B.C. Reg. 178/2019; and
e Maintain the safe conveyance of stormwater following the City of Surrey’s Natural-Brainage-Pelicy
Storm Drainage Management Policy.

292 IMPLEMENTATION

AMENDED: September 12, 2016
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BYLAW NO. 18020 | OCTOBER 20, 2014

DEVELOPMENT PERMITS (cont)

DP3: Sensitive Ecosystems
OBJECTIVES

The City of Surrey’s objectives for establishing a Sensitive Ecosystem Development Permit Area for Green Infra-
structure and Streamside Areas are to:

BL18784

a) Green Infrastructure Areas
® Maintain and enhance ecosystems and critical habitat for at-risk species and generate opportunities that
support and enhance biological diversity;
® Integrate ecological systems and processes into urban areas and assess conservation values and enhance-
ment priorities equally with land development, growth management and infrastructure planning; and
® |dentify and minimize the disturbance of development on the Green Infrastructure Network, as defined in
Surrey’s Biodiversity Conservation Strategy.

B) Streamside Areas
® Conserve, protect and enhance aquatic areas and associated riparian habitat;

® Encourage ecosystem processes and biodiversity and ensure development activity does not encroach
upon or alter riparian and aquatic habitats; and

® Provide for: drainage maintenance access; potential public trails; beaver habitat accommodation; tree
health; natural stream dynamics; and slope stability risk minimization.

EXEMPTIONS

The following scenarios shall NOT require a Development Permit:

i. Emergency actions required to prevent, control or reduce an immediate threat to human life and safety, the
natural environment and/or property, as authorized by the General Manager, Engineering Department, or
their designate.

ii. Interior renovations within an existing building footprint not resulting in any change to the external struc-ture
of a building or causing any disturbance to a site.

iii. Ecological restoration and enhancement projects authorized by the General Manager, Engineering De-
partment or of the Parks, Recreation and Culture Department, or their designate.

iv. Construction, maintenance or operation of municipal or public utility and road works and services.

v. Regular and general yard maintenance activities within an existing landscaped area, such as mowing laws,
pruning trees and shrubs (in accordance with Surrey Tree Protection Bylaw, as amended), planting vegetation
and minor soil disturbances that do not alter the general grade of the land or existing approved landscaped
buffers.

vi. Permitted farm activity within the Agricultural Land Reserve (ALR).

vii. Where there is an existing agreement with the Federal or Provincial governments and the proposed activities
are consistent with those agreements.

viii. Where a parcel of property within a Development Permit Area #3:

e Does not include a Class A watercourse setback; AND

e Does not involve a subdivision, rezoning, or Development Permit (DP1 Form and Character or DP2
Hazard Lands); AND

e No environmental protection measures are required in respect of Provincial or Federal regulations;
AND

e No structures, vegetation removal, or regrading of land are proposed within the streamside setback
areas defined in Part 7A of the Zoning By-law or within a Green Infrastructure Area, as determined by
a Qualified Environmental Professional and confirmed by a site survey conducted by a registered BC
Land Surveyor.

ix. Where information is provided, to the satisfaction of the General Manager, Planning and Development
Department, that illustrates that portions of a property falling within the Sensitive Ecosystem Development
Permit Area do not impact its objectives. IMPLEMENTATION 293

AMENDED: September 12, 2016
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REGULAR COUNCIL
TO: Mayor & Council DATE: March 7, 2024
FROM: General Manager, Planning & Development FILE: 3900-30
6440-02

SUBJECT:  Proposed Amendments to Environmental (Streamside Protection and
Development Permits) Development Application Review Processes

RECOMMENDATION
The Planning & Development Department recommends that Council:
1. Receive this report for information;
2. Approve Option A, to:
a) Direct staff to make the proposed changes to Part 7A (Streamside Protection) of Surrey
Zoning By-law, 1993, No. 12000 to reduce Class A/O roadside ditches, from 10-metres to
five-metres; and Class B ditches, from seven-metres to two-metres as described in this

report; and

b) Direct staff to bring forward a bylaw to amend Surrey Zoning By-law, 1993, No. 12000
for readings, consistent with Appendix “I”;

OR

Option B, to:

a) Direct staff to bring forward a bylaw to amend Part 7A (Streamside Protection) of
Surrey Zoning By-law, 1993, No. 12000 to require all watercourse setbacks to meet
Provincially and Federally legislated requirements.

3. Approve the proposed changes to Surrey Official Community Plan Bylaw, 2013, No. 18020
Sensitive Ecosystems Development Permit requirements and guidelines as described in
this report; and

4. Direct staff to bring forward the necessary amendments to Surrey Official Community Plan
Bylaw, 2013, No. 18020 for readings, consistent with Appendix “II.”



INTENT

The intent of this report is to seek Council’s endorsement of changes to streamside setbacks set
out in Surrey Zoning By-law, 1993, No. 12000, specifically those for Class A/O and B roadside
ditches, and changes to the Sensitive Ecosystems Development Permit requirements to streamline
development application review timelines without compromising environmental protection of
watercourses.

BACKGROUND

The protection of environmental and fisheries values associated with watercourses and riparian
areas is multi-layered in Surrey, with Federal Department of Fisheries and Oceans (“DFO”),
Provincial Water Sustainability Act (“WSA”), and Riparian Areas Protection Regulation (“RAPR”)
regulations and City regulations all playing a part. In essence, these regulations have the goal of
preventing both direct disturbance and indirect impact on streams that support fish and fish
habitat from development.

Prior to 2016, the City organized a multi-jurisdictional working group called the Environmental
Review Committee (“ERC”) made up of staff representatives from DFO, the relevant Provincial
Ministries, and City departments. The ERC met regularly to review development applications
that sought variances to the prevailing Riparian Areas Regulation (“RAR”) setbacks of 30-metres
for fish-bearing streams and 15-metres for non-fish-bearing streams. The ERC was an effective
and efficient body for determining setbacks on development sites that met the requirements of
legislation while providing flexibility where warranted.

Through the period of the early 2010s, senior government representatives progressively withdrew
from participating in the ERC. At that time, the Provincial government also amended its
regulations around watercourses by introducing the RAPR process. This process depends upon a
detailed assessment of riparian areas by a Qualified Environment Professional (“QEP”) to
establish setbacks that are intended to protect only the fisheries values of the watercourse. The
established RAPR setback areas prohibit public access and disturbance, and on development sites
are typically fenced to delineate the “no disturbance” area.

In response to the changes in riparian regulations and the withdrawal of Federal (DFO) and
Provincial representation on the City’s ERC in 2016, the City developed a set of “made in Surrey”
streamside setbacks. These were intended to provide clear and consistent guidance and are
defined in Part 7A of Surrey Zoning By-law, 1993, No. 12000 (“the Zoning By-law”), with different
setbacks applied to various types of streams (see Appendix “I”). These setbacks “meet or beat”
Provincial RAPR setbacks in most cases, which allows the City to approve developments that
impact riparian areas without applicants having to seek separate Provincial approvals, which can
be time consuming to attain.

The setbacks defined in Part 7A of the Zoning By-law distinguish between various types and
classifications of stream consistent with definitions in the Water Sustainability Act and RAPR.
Class A streams are defined as those (whether natural or channelized) that are inhabited by fish,
while Class B streams provide significant food and nutrients to downstream fish habitat but are
not inhabited by fish. A third classification of streams, Class A/O, denotes streams (often
agricultural or floodplain ditches) that are used by salmonid fish during the rainy season, but not
usually year-round.
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It is important to note that the setbacks defined in Part 7A are intended to protect for City
interests that go beyond the narrower “fish only” protections of RAPR. These include providing
access for maintenance, as most streams in Surrey also function as drainage corridors; protecting
adjacent homes and properties from bank sloughing or localized flooding; and providing an
opportunity for recreational trails to be located outside of the “no disturbance” area defined by a
RAPR assessment.

The Part 7A streamside setbacks are complemented by the Sensitive Ecosystems Development
Permit (“SEDP”) process that forms part of Surrey Official Community Plan Bylaw, 2013, No. 18020
(“the OCP”). The SEDP sets out a series of guidelines that ensure that development adjacent to
riparian areas is sensitive to the environment and maintains the safe conveyance of stormwater in
the City’s natural drainage system.

At its October 30, 2023 Regular Meeting — Public Hearing, Council directed staff to review Part 7A
and the SEDP processes to streamline development application approvals while ensuring
protection of the City’s interests and environmental protection.

DISCUSSION

In response to the October 30, 2023 Council direction, staff reviewed the streamside setbacks in
Part 7A of the Zoning By-law, along with the SEDP guidelines in the OCP, with the goal of
reducing unnecessary restrictions on land development and reducing regulatory processes that
add time and cost to the development process, while ensuring environmental protection. Staffin
several departments, including Engineering, Planning & Development, and Legal Services have
reviewed and contributed to the recommendations set out in this report. The changes to the
Zoning Bylaw and OCP set out in Appendix “I” and Appendix “II” were presented at the
Development Advisory Committee in November 2023 and were supported.

Proposed Part 7A — Zoning By-law Changes

The staff review identified an initial opportunity to reduce setbacks for “Class A/O” and “Class B”
roadside ditches. These ditches are common in many parts of Surrey, both in newly developing
areas - such as Clayton, Grandview, and Tynehead - but also in many older established single-
family neighbourhoods in Surrey and in the Agricultural Land Reserve (“ALR”) areas. These
roadside ditches touch upon a high percentage of development applications, including both
subdivision/rezoning applications as well as building permits on pre-existing single-family lots.
For Class B, the seven-metre setback applied to them in Part 7A exceeds the two-metre setback
prescribed in RAPR and is routinely varied through the application process. For roadside ditches,
this additional setback is not required for drainage maintenance because the ditch is accessible
from the roadway.

Option A:
The staff recommendation is to reduce the Part 7A Streamside Setback in the Zoning By-law for:

a) Class A/O roadside ditches, from 10-metres to five-metres; and

b) Class B ditches, from seven-metres to two-metres.
Staff recommend that the other streamside setbacks in Part 7A remain, as they serve important
City interests including drainage access, bank erosion/sloughing, and the opportunity to secure
land for linear trail systems through development.
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In addition, the effect of new Provincial housing legislation that allows more density in most
zones will place added pressure on riparian areas to provide tree canopy and natural infiltration.
Where developers seek variances to these setbacks, the City is often able to secure agreements to
restore the riparian area and, in most cases, achieve conveyance of the riparian area to the City.

Option B:

As an alternative to Option A, staff recommend that all watercourse setbacks, including Class A/O
and B watercourses and ditches, be amended to align with existing Provincial and Federal
legislation. In this case the City would have less ability to secure additional land to protect
against sloughing and linear trails would be prioritized to parks facilities versus outside of the
fisheries setback. However, this option provides a better balance of ensuring greater potential for
housing and other development opportunities while protecting the environment.

Proposed Sensitive Ecosystem Development Permit Changes

The staff review identified a number of changes to the SEDP process to streamline development
reviews. These include reducing the area where a Development Permit (“DP”) is required,
increasing the instances where an SEDP waiver is granted, and the creation of an “SEDP Light”
process for developments which do not warrant a full SEDP submission.

Currently, the SEDP Area (within which a developer must obtain an DP) is defined as any
property where a portion of the property is within 50-metres from the top of bank of a Class A,
A/O, or B watercourse. Staff propose to reduce this to 30-metres for Class A, A/O, and B
watercourses. This small change will reduce the number of properties that would need to apply
for an SEDP by an estimated 25%.

The SEDP Implementation requirements in the OCP allow for a waiver “where information is
provided that illustrates that portions of a property falling within the [SEDP] area do not impact
its objectives.” This requirement is not definitive, however, and has been inconsistently applied.
Staff propose to clarify this waiver clause as shown in Appendix “II” to indicate that no SEDP will
be required for applications that:

e Do not include a Class A watercourse; AND

¢ Do not include a subdivision, rezoning, or Development Permit (DP1 Form and Character
or DP2 Hazard Lands); AND

e No structures, vegetation removal, or regrading of land are proposed within the
streamside setbacks defined in Part 7A of the Zoning By-law, as confirmed by a site survey
conducted by a registered BC Land Surveyor.

o In these cases, where additions, new structures or land disturbances are proposed
further or equal distance from the stream setbacks than existing development,
such waivers can be granted by staff without verification by a QEP.

o In these cases, where additions, new structures or land disturbances are proposed
closer to the stream setbacks than existing development but remain outside of the
setbacks defined in Part 7A, a simple letter from a QEP confirming no adverse
impact on the riparian habitat will suffice to apply for an SEDP waiver granted by
staff.

Where a development application is within the SEDP Area, where the proposed development
includes a subdivision, rezoning, or DP but does not seek a variance to the setbacks defined in
Part 7A, staff propose to develop an “SEDP Light” process that will reduce the submission
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requirements substantially. If directed by Council, staff will develop this revised process as part of
the OCP revision that is underway.
Staff estimate that clarifying the SEDP waivers and implementing an “SEDP Light” process will
reduce the number of SEDPs by approximately 50% and save several weeks of staff review on the

remaining SEDP applications.

Watercourse Assessment and Mapping Project

Staff is proposing to proactively map and assess watercourse classifications and setbacks in areas
of the City where there is a lot of development activity (for example, in Neighbourhood Concept
Plan [“NCP”] areas). These watercourse assessments and setbacks would be conducted by a QEP
retained by the City, and once established and mapped would eliminate the need for a developer
to retain their own QEP, unless they wish to vary the City’s setbacks. This will save significant
time and money and add certainty to the development approval process.

LEGAL SERVICES REVIEW
This report has been reviewed by Legal Services.

FINANCE REVIEW

There are no direct financial considerations arising from the recommendations in this report,
with the exception of procuring QEP services to proactively assess and map watercourses in
advance of development applications. It is expected that this work will be valued at less than
$500,000, contingent on Housing Accelerator Fund (“HAF”) funding being available for this
purpose.

CONCLUSION

In response to Council direction, staff have reviewed environmental regulations, policies, and
practices applied in the development application review process. These include the streamside
setbacks in Part 7A of the Zoning By-law, the requirements for issuing a Sensitive Ecosystems
Development Permit, and the practices for applying these regulations in the development process.
Staff conclude that the changes proposed in this report and as covered by Option A or B will
significantly reduce the number of applications that trigger an SEDP requirement and streamline
the processing of applications without compromising important environmental and public
interest values.

Appendix “I”  Proposed Amendments to Surrey Zoning By-law, 1993, No. 12000, Part 7A
Appendix “II” Proposed Amendments to Surrey Official Community Plan Bylaw, 2013, No. 18020
(Sensitive Ecosystems Development Permit)

*Appendices available upon request.
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CITY OF SURREY

BYLAW NO. 21341

A bylaw to amend the provisions of Surrey Official
Community Plan Bylaw, 2013, No. 18020, as amended.

The Council of the City of Surrey ENACTS AS FOLLOWS:

L. Surrey Official Community Plan Bylaw, 2013, No. 18020, as amended, is hereby further

amended as follows:

a. IMPLEMENTATION DP3: Sensitive Ecosystems is hereby further amended as
follows:

ii.

iii.

iv.

Section AREA sub-section a) is amended by deleting "50 m" and replace it
with "30 m".

Section AREA sub-section b) is amended by deleting "50 m" and replace it
with "30 m".

Section JUSTIFICATION sub-section b), the seventh bullet point is
amended by deleting "Riparian Areas Regulation, B.C. Reg. 376/2004" and
replace it with "Riparian Areas Protection Regulation B.C. Reg. 178/2019".

Section JUSTIFICATION sub-section b), the eighth bullet point is amended
by deleting "Natural Drainage Policy" and replace it with "Storm Drainage
Management Policy".

Section EXEMPTIONS sub-section "iv." insert the words "and road"
between the words "utility" and "works".

Section EXEMPTIONS insert a new sub-section "viii" immediately after "vii.
as follows:

"viii. ~ Where a parcel of property within a Development Permit Area #3:

e Does not include a Class A watercourse setback; AND

e Does not involve a subdivision, rezoning, or Development
Permit (DP1 Form and Character or DP2 Hazard Lands);
AND

¢ No environmental protection measures are required in
respect of Provincial or Federal regulations; AND

e No structures, vegetation removal, or regrading of land are
proposed within the streamside setbacks areas defined in
Part 7A of the Zoning By-law or within a Green
Infrastructure Area, as determined by a Qualified



Environmental Professional and confirmed by a site survey
conducted by a registered BC Land Surveyor".

V. After sub-section "viii." renumber the subsequent section to "ix.".

2. This Bylaw shall be cited for all purposes as "Surrey Official Community Plan Bylaw, 2013,
No. 18020, Bylaw, 2024, No. 21341".

PASSED FIRST READING on the uth day of , 2024.
PASSED SECOND READING on the uith day of | 2024.
PUBLIC HEARING HELD thereon on the th dayof | 2024.
PASSED THIRD READING on the th day of ,2024.

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the
Corporate Seal on the thdayof ,20__.

MAYOR

CLERK




CITY OF SURREY

BYLAW NO. 21186

A bylaw to amend the provisions of Surrey
Zoning By-law, 1993, No. 12000, as amended.

The Council of the City of Surrey, ENACTS AS FOLLOWS:
L Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended as follows:

a. Part 1 Definitions is amended by deleting "Streamside Setback Area" in its entirety
and replace with the following:

"Streamside Setback Area

means the horizontal area within a lot where land disturbance of any kind is
prohibited, as calculated by a Qualified Environmental Professional following an
assessment methodology prescribed in the Riparian Areas Protection Regulation B.C.
Reg 178/2019 and associated Technical Manual(s) as amended and contained in an
Assessment Report deemed to be acceptable by the City of Surrey.”

b. Part 7A Streamside Protection is further amended as follows:
i.  Section A.1is deleted in its entirety and replace with the following:

"All lands within a streamside protection area, which includes the Streamside
Setback Area, are subject to the regulations set out in this Part, except for those
lands and uses permitted in the Agricultural Land Reserve that are exempt from
the Riparian Area Protection Regulation, B.C. Reg.178/2019, as amended."

ii. Section A.2, A.3and A.5 are deleted in its entirety.
iii. After sub-section A.1 renumber the subsequent section to A.2 to A.3.

iv. Section B.1 "Streamside Setback Areas" is deleted in its entirety and replace
with the following:

"B. Streamside Setback Areas

A streamside setback area is calculated by a Qualified Environmental
Professional following either the simple assessment or the detailed
assessment methodology as prescribed in the Riparian Areas Protection
Regulation B.C. Reg 178/2019 and associated Technical Manual(s) as
amended, and as contained in an Assessment Report deemed to be
acceptable by the City of Surrey".




2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000,
Amendment Bylaw, 2024, No. 21186".

PASSED FIRST READING on the  dayof 2024.

PASSED SECOND READING on the  dayof 2024.

PUBLIC HEARING HELD thereon on the  day of 2024.

PASSED THIRD READING on the  dayof 2024.

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the
Corporate Seal on the thdayof 20 .

MAYOR

CLERK
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