
BYLAW NO. 18020  | OCTOBER 20, 2014 

 



 

PLANSURREY 2013 | OFFICIAL COMMUNITY PLAN 

 

 

 



BYLAW NO. 18020  | OCTOBER 20, 2014 

City of Surrey 

 

 
Official Community Plan 

Bylaw No. 18020 

(Adopted October 20, 2014) 

 

 

 

 

 

Unless otherwise indicated, photographs and sketches in this document are used for 

reference or illustrative purposes only and can be changed from time to time without requiring an 

Official Community Plan Amendment. 

 
Copies of this Bylaw may be viewed on our website at www.surrey.ca/ocp or at: 

 
City of Surrey 13450 -104 Avenue Surrey, BC V3T 1V8 

 

 
 

Consolidated Amendment Date: February 10, 2025 

 
THIS IS A CONSOLIDATED BYLAW PREPARED BY THE CITY OF SURREY FOR CONVENIENCE 

ONLY. 

The City of Surrey does not warrant that the information contained in this consolidation is current. It is 

the responsibility of the person using this consolidation to ensure that it accurately reflects current 

bylaw provisions. 

 

A list of amendments adopted by Council can be found on the preceding pages. 
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CITY OF SURREY 

 

BYLAW No. 18020 

 
A By-law to adopt an Official Community Plan for the City of Surrey 

WHEREAS pursuant to the provisions of Section 472 of the Local Government Act, being 

Chapter 1 of the Revised Statutes of British Columbia, as amended from time to time, 

Council may, by bylaw, adopt a Community Plan as an Official Community Plan; 

AND WHEREAS the goals of the Official Community Plan reflect the future vision for 

Surrey; 

AND WHEREAS the City Council deemed it necessary for orderly, sustainable, economical 

growth and development, to adopt an Official Community Plan; 

AND WHEREAS the Official Community Plan was prepared with input from the general 

public through Open Houses, Public Information Meetings, Stakeholder Workshops, Focus 

Groups, and On-line and Written Communication; 

AND WHEREAS pursuant to the provisions of Section 477 of the said Local Government 

Act, in preparing the Official Community Plan, and after First Reading, City Council has 

given consideration, in sequence, to tis most recent Financial Plan, the Agricultural Land 

Commission Act, Waste Management Plan and Economic Strategy Plan to ensure 

consistency between them and the Official Community Plan; 

AND WHEREAS pursuant to the provisions of Section 475 of the said Local Government 

Act, Council gave notice to adjoining municipalities, prescribed government agencies and 

Metro Vancouver; 

NOW THEREFORE the City Council of the City of Surrey, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as the “Surrey Official Community Plan 

Bylaw, 2013, No. 18020” 

2. The “Surrey Official Community Plan By-law, 1996, No. 12900” and all amend-

ments and resolutions related thereto are hereby repealed. 

3. Council hereby adopts as its Official Community Plan the document entitled 

“PlanSurrey 2013: Official Community Plan”, a copy of which is attached hereto as 

“Schedule A” and made part of this bylaw. 
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PASSED FIRST READING on the 16th day of December, 2013 

PASSED SECOND READING on the 16th day of December, 2013 

PUBLIC HEARING HELD thereon the 31st day of March, 2014 

PASSED THIRD READING AS AMENDED, on the 2oth day of October, 2014. 

RECONSIDREED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with 

the Corporate Seal on the 20th day of October, 2014. 
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BYLAW AMENDMENTS 
ADOPTION DATE BYLAW NO. TYPE DETAILS 

December 1, 2014 18204 Map Figure 3: General Land Use Designations 

December 15, 2014 17788 Map Figure 3: General Land Use Designations 

January 12, 2015 18265 Map Figure 3: General Land Use Designations 

February 2, 2015 17868 Map Figure 3: General Land Use Designations 

March 23, 2015 17981 Map Figure 3: General Land Use Designations 

“ 18376 Map Figure 3: General Land Use Designations 

“ 18272 Map Figure 3: General Land Use Designations 

“ 18152 Map Figure 3: General Land Use Designations 

“ 18333 Map Figure 3: General Land Use Designations 

April 27, 2015 18423 Text Tables and Figures 

“ “ Text Land Uses and Densities 

“ “ Map Figure 3: General Land Use Designations 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Map Figure 5: Suburban Density Exception Areas 

“ “ Map Figure 6—Deleted 

“ “ Text Theme B: B6 General 

“ “ Text Theme C: C2 Walking 

“ “ Text Theme D: D1 General; D4 Energy Supply 

“ “ Map Figure 42: Major Employment Areas 

“ “ Map Figure 63: Secondary Plan Areas 

“ “ Text Implementation II (a): Secondary Plans 

“ “ Text Implementation II (d): Development Permits 

“ “ Text Implementation II (e): Development Approval 

“ “ Text Implementation II (f): Master Plans and Strategies 

“ “ Text Implementation III: OCP Monitoring and Review 

“ “ Text Implementation V: Definitions 

“ “ Text DP2: Hazard Lands Development Permit Area 

“ “ Text DP4: Farm Protection Development Permit Area 

May 25, 2015 18447 Map Figure 3: General Land Use Designations 

July 13, 2015 18405 Map Figure 3: General Land Use Designations 

July 27, 2015 18267 Map Figure 3: General Land Use Designations 

September 28, 2015 18491 Map Figure 3: General Land Use Designations 

November 2, 2015 18498 Map Figure 3: General Land Use Designations 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Map Figure 63: Secondary Plan Areas 

November 16, 2015 18373 Map Figure 3: General Land Use Designations 

November 16, 2015 18431 Map Figure 3: General Land Use Designations 

July 25, 2016 18713 Map Figure 3: General Land Use Designations 

July 25, 2016 18496 Map Figure 3: General Land Use Designations 
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BYLAW AMENDMENTS 
ADOPTION DATE BYLAW NO. TYPE DETAILS 

July 25, 2016 18657 Map Figure 3: General Land Uses and Densities 

September 12, 2016 18316 Map Figure 3: General Land Uses and Densities 

September 12, 2016 18784 Text Implementation II (d): Development Permits 

“ “ Text Implementation II (d): DP3 Sensitive Ecosystems 

“ “ Map Figure 67: Green Infrastructure Development 

“ “ Map Figure 68: Streamside Development Permit Area 

“ “ Text DP3: Sensitive Ecosystems 

October 24, 2016 18546 Map Figure 3: General Land Uses and Densities 

December 5, 2016 18312 Map Figure 3: General Land Uses and Densities 

February 6, 2017 18683 Map Figure 3: General Land Uses and Densities 

February 20, 2017 18610 Map Figure 3: General Land Uses and Densities 

March 6, 2017 18468 Map Figure 3: General Land Uses and Densities 

“ 18613 Map Figure 3: General Land Uses and Densities 

April 3, 2017 18748 Map Figure 3: General Land Uses and Densities 

“ 18651 Map Figure 3: General Land Uses and Densities 

May 8, 2017 18928 Map Figure 3: General Land Uses and Densities 

“ “ Map 
Regional Context Statement: Figure 51: Regional 

Growth Strategy Land Use Designations 

May 29, 2017 18787 Text Tables and Figures 

“ “ Text Introduction 

“ “ Map Figure 3: General Land Uses and Densities 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Text Urban Designation 

“ “ Text Multiple Residential Designation 

“ “ Text Commercial Designation 

“ “ Map Figure 12: Fleetwood Town Centre Densities 

“ “ Text Add Table 7a: Land Use Designation Exceptions 

“ “ Text Theme A: A2 Accommodating Higher Density 

“ “ Text Theme B: B3 Land Use and Density 

“ “ Map Figure 34: Greenways Network 

“ “ Map Theme D; D2 Hazard Lands 

“ “ Map Figure 38: Steep Slops Hazard Map 

“ “ Map Figure 42: Major Employment Areas 

“ “ Text Theme F: F3 Affordable Housing 

“ “ Map Figure 63: Secondary Plan Areas 

“ “ Text Implementation: DP1 

“ “ Text Implementation: DP2 

“ “ Map Figure 65: Steep Slope Hazard Land 

“ “ Text Implementation: DP3 
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BYLAW AMENDMENTS 
ADOPTION DATE BYLAW NO. TYPE DETAILS 

May 29, 2017 (cont.) 18787 (cont.) Map 
Figure 67: Green Infrastructure Development 

Permit Area 

“ “ Text Implementation: DP4 

“ “ Text 
DP1: Form and Character 

Development Permit Area and Guidelines 

“ “ Text 
DP2: Hazard Lands Development Permit Area 

and Guidelines 

“ “ Text 
DP4: Farm Protection Development Permit Area 

and Guidelines 

June 12, 2017 18650 Text Tables and Figures 

“ “ Map Figure 24: Water Distribution Infrastructure 

“ “ Map Figure 25: Stormwater Infrastructure 

“ “ Map Figure 26: Sanitary Sewer Infrastructure 

“ “ Text Theme C, C1 Energy 

“ “ Map Add Figure 26a: District Energy Systems 

June 26, 2017 19003 Map Figure 3: General Land Use Designations 

July 10, 2017 18894 Map Figure 3: General Land Use Designations 

July 24, 2017 19213 Map Figure 3: General Land Use Designations 

September 11, 2017 19206 Map Figure 3: General Land Use Designations 

October 2, 2017 18889 Map Figure 3: General Land Use Designations 

October 2, 2017 18892 Map Figure 3: General Land Use Designations 

October 2, 2017 19243 Map Figure 3: General Land Use Designations 

“ “ Text Figure 7a: Land Use Designation Exceptions 

“ “ Map Figure 42: Major Employment Areas 

October 2, 2017 19064 Map Figure 3: General Land Use Designations 

October 23, 2017 19363 Text Implementation: DP1: Form and Character 

October 23, 2017 19366 Map Figure 3: General Land Use Designations 

October 23, 2017 19126 Map Figure 3: General Land Use Designations 

October 23, 2017 18655 Map Figure 3: General Land Use Designations 

October 23, 2017 18774 Map Figure 3: General Land Use Designations 

November 6, 2017 18885 Map Figure 3: General Land Use Designations 

November 20, 2017 19208 Map Figure 3: General Land Use Designations 

December 4, 2017 19181 Map Figure 3: General Land Use Designations 

January 22, 2018 19155 Map Figure 3: General Land Use Designations 

January 22, 2018 19252 Map Figure 3: General Land Use Designations 

February 19, 2018 18923 Map Figure 3: General Land Use Designations 

March 12, 2018 19062 Map Figure 3: General Land Use Designations 

March 12, 2018 18370 Map Figure 3: General Land Use Designations 

March 12, 2018 19328 Map Figure 3: General Land Use Designations 

March 12, 2018 18276 Map Figure 3: General Land Use Designations 

April 23, 2018 18833 Text Suburban Designation 

April 23, 2018 19038 Map Figure 3: General Land Use Designations 
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BYLAW AMENDMENTS 
ADOPTION DATE BYLAW NO. TYPE DETAILS 

May 7, 2018 15785 Map Figure 3: General Land Use Designations 

May 7, 2018 19519 Text Theme A: Growth Management 

“ “ Text 
Theme B: Centres, Corridors and 

Neighbourhoods 

“ “ Map Figure 22: Frequent Transit Corridors 

May 7, 2018 19338 Map Figure 3: General Land Use Designations 

May 28, 2018 19324 Map Figre16: Central Business District Densities 

June 25, 2018 19008 Map Figure 3: General Land Use Designations 

October 1, 2018 19364 Text Land Use Designations: Densities 

“ “ Text Multiple Residential Designation 

“ “ Map Figure 3: General Land Use Designations 

“ “ Text Multiple Residential Land Use Designation 

“ “ Map Figure 23: Finer Grained Road Network 

“ “ Text 
Theme B: B5 Memorable Features, Views and 

Viewpoints 

“ “ Text 
Theme B: B5 Memorable Features, Natural 

Heritage 

“ “ Map Figure 34: Greenways Network 

“ “ Map 
Figure 36: EMS Green Infrastructure Network 

(GIN) 

“ “ Map Figure 37: Fish Watercourse Classifications 

“ “ Map Figure 42: Major Employment Areas 

“ “ Map Figure 43: Agricultural Lands 

“ “ Map 
Figure 65: Steep Slope Hazard Lands 

Development Permit Area 

“ “ Map 
Figure 67: Green Infrastructure Development 

Permit Area 

“ “ Map Figure 68: Streamside Development Permit Area 

“ “ Map Figure 69: Farming Protection Area 

“ “ Text 
DP1: Development Permit Guidelines: Form and 

Character 

“ “ Text 
DP1.1: Form and Character, Common Guidelines: 

All Development Types 

“ “ Text 
DP1.1: Form and Character, Building Form, 

Building Massing 

“ “ Text 
DP3: Sensitive Ecosystems, C. Development 

Guidelines, Streamside 

“ “ Text 
DP3: Sensitive Ecosystems, D. Submission 

Requirements—Ecosystem Development Plan 

“ “ Text 
DP3: Sensitive Ecosystems, E. Submission 

Requirements—Impact Mitigation Plan 
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ADOPTION DATE BYLAW NO. TYPE DETAILS 

October 1, 2018 19364 Text DP4: Farming Protection, C. Setbacks and Buffers 

October 1, 2018 19627 Map Figure 16: Central Business District Densities 

October 1, 2018 19383 Map Fig 3: General Land Use Designations 

October 1, 2018 19372 Map Figure 16: Central Business District Densities 

October 1, 2018 19611 Map Figure 16: Central Business District Densities 

December 3, 2018 18716 Map Figure 3: General Land Use Designations 

December 3, 2018 19067 Map Figure 3: General Land Use Designations 

December 3, 2018 18717 Map Figure 3: General Land Use Designations 

December 3, 2018 19568 Map Figure 3: General Land Use Designations 

January 14, 2019 19547 Map Figure 3: General Land Use Designations 

January 14, 2019 19578 Map Figure 3: General Land Use Designations 

February 11, 2019 19298 Map Figure 16: Central Business District Densities 

February 25, 2019 19765 Text 
DP1: Development Permit Guidelines: 

Form and Character 

March 11, 2019 19296 Map Figure 3: General Land Use Designations 

March 11, 2019 “ Map Figure 42: Major Employment Areas 

April 1, 2019 19481 Map Figure 3: General Land Use Designations 

April 15, 2019 19645 Map Figure 3: General Land Use Designations 

April 29, 2019 19801 Map 
Figure 9: Centres and Rapid Transit Areas and 

Corridors 

“ “ Text Theme A: A1 Growth Priorities 

“ “ Text Theme A: A2 Accommodate Higher Density 

“ “ Map 
Figure 18: Centres and Frequent Transit Areas and 

Corridors 

“ “ Text Theme B: B3 Transit Corridors 

“ “ Map Figure 21: Frequent Transit Development Types 

“ “ Map Figure 22: Frequent Transit Networks 

“ “ Text Theme C: C2 Transportation 

“ “ Map Figure 28: Frequent Transit Networks 

April 29, 2019 19483 Map Figure 3: General Land Use Designations 

April 29, 2019 19541 Map Figure 3: General Land Use Designations 

July 22, 2019 19787 Map Figure 3: General Land Use Designations 

November 6, 2019 19650 Map Figure 3: General Land Use Designations 

November 18, 2019 19946 Text 
DP1: Development Permit Guidelines: 

Form and Character 

December 2, 2019 19487 Map Table 7A: Land Use Designation Exceptions 

December 16, 2019 19996 Map Figure 3: General Land Use Designations 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Map Figure 11: Cloverdale Town Centre Densities 

“ “ Map Figure 42: Major Employment Areas 

“ “ Map Figure 63: Secondary Plan Areas 
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ADOPTION DATE BYLAW NO. TYPE DETAILS 

January 13, 2020 19509 Map Figure 3: General Land Use Designations 

March 9, 2020 19747 Map Figure 3: General Land Use Designations 

March 9, 2020 19633 Map Figure 3: General Land Use Designations 

 

March 9, 2020 

 

19887 

 

Map 

 

Figure 3: General Land Use Designations 

“ “ Map Figure 42: Major Employment Areas 

April 6, 2020 19886 Text Table 7A: Land Use Designation Exceptions 

April 6, 2020 20026 Text 
Theme D: D4Energy, Emissions and Climate 

Resiliency 

“ “ Text Implementation, V. Definitions 

May 4, 2020 20008 Text Urban Land Use Designation 

“ “ Text Multiple Residential Land Use Designation 

“ “ Map Figure 42: Major Employment Areas 

“ “ Text 
DP1: Development Permit Guidelines: Form and 

Character 

“ “ Text 
DP3: Development Permit Guidelines: Sensitive 

Ecosystems 

June 15, 2020 19672 Map Figure 3: General Land Use Designations 

July 13, 2020 20118 Map Figure 3: General Land Use Designations 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Map Figure 14: Newton Town Centre Densities 

“ “ Map Figure 42: Major Employment Areas 

“ “ Map Figure 63: Secondary Plan Areas 

July 27, 2020 20109 Text Land Uses and Densities 

September 14, 2020 19863 Map Figure 3: General Land Use Designations 

“ “ Text Figure 7A: Land Use Designation Exceptions 

October 19, 2020 20062 Map Figure 3: Land Use Designation Exceptions 

October 19, 2020 20166 Map Figure 3: Land Use Designation Exceptions 

October 19, 2020 19692 Map Figure 3: Land Use Designation Exceptions 

November 23, 2020 19870 Map Figure 3: Land Use Designation Exceptions 

November 23, 2020 20006 Map Figure 16: Central Business District Densities 

December 7, 2020 20137 Map Figure 3: Land Use Designation Exceptions 

December 21, 2020 19751 Map Figure 3: General Land Use Designations 

“ “ Text Table 7A: Land Use Designation Exceptions 
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BYLAW AMENDMENTS 
ADOPTION DATE BYLAW NO. TYPE DETAILS 

December 21, 2020 20231 Text Theme A: A3 Sensitive Infill 

“ “ Text Theme F: F3 Affordable Housing 

January 11, 2021 19827 Map Figure 16: Central Business District Densities 

February 22, 2021 20277 Map Figure 16: Central Business District Densities 

February 22, 2021 20133 Map Figure 3: General Land Use Designations 

April 12, 2021 20046 Map Figure 3: General Land Use Designations 

May 10, 2021 17597 Map Figure 3: General Land Use Designations 

May 10, 2021 19590 Map Figure 3: General Land Use Designations 

May 10, 2021 19799 Map Figure 3: General Land Use Designations 

May 10, 2021 19844 Map Figure 3: General Land Use Designations 

May 31, 2021 20340 Map Figure 3: General Land Use Designations 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Map Figure 42: Major Employment Areas 

“ “ Map Figure 63: Secondary Plan Areas 

June 14, 2021 19636 Map Figure 3: General Land Use Designations 

June 28, 2021 20113 Map Figure 16: Central Business District Densities 

June 28, 2021 20292 Text Commercial Designation 

“ “ Text Urban Designation 

“ “ Map Figure 4: Secondary Plans 

“ “ Text DP 1.1 

July 12, 2021 19922 Map Figure 3: General Land Use Designations 

July 12, 2021 20254 Map Figure 3: General Land Use Designations 

July 12, 2021 20301 Map Figure 3: General Land Use Designations 

July 26, 2021 20237 Map Figure 3: General Land Use Designations 

July 29, 2021 20150 Map Figure 3: General Land Use Designations 

September 27, 2021 20363 Map Figure 3: General Land Use Designations 

October 18, 2021 20104 Map Figure 16: Central Business District Densities 

October 18, 2021 20192 Map Figure 16: Central Business District Densities 

November 8, 2021 20009 Map Figure 16: Central Business District Densities 

November 22, 2021 19867 Map Figure 3: General Land Use Designations 

December 6, 2021 19391 Map Figure 3: General Land Use Designations 

December 6, 2021 19938 Map Figure 3: General Land Use Designations 

December 20, 2021 20160 Map Figure 16: Central Business District Densities 
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BYLAW AMENDMENTS 
ADOPTION DATE BYLAW NO. TYPE DETAILS 

January 17, 2022 20086 Map Figure 42: Major Employment Areas 

“ “ Map Figure 3: General Land Use Designations 

March 7, 2022 20141 Map Figure 16: Central Business District Densities 

March 7, 2022 20393 Map Figure 3: General Land Use Designations 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Map Figure 42: Major Employment Areas 

“ “ Map Figure 51: Regional Growth Strategy Land Use 

“ “ Map Figure 63: Secondary Plan Areas 

“ “ Map Figure 43: Agricultural Lands 

March 7, 2022 20554 Map Figure 3: General Land Use Designations 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Map Figure 15: Semiahmoo Town Centre 

“ “ Map Figure 42: Major Employment Areas 

“ “ Map Figure 63: Secondary Plan Areas 

March 28, 2022 20170 Map Figure 3: General Land Use Designations 

March 28, 2022 20190 Map Figure 3: General Land Use Designations 

“ “ Map Figure 42: Major Employment Areas 

July 25, 2022 20658 Text Central Business District Designation 

“ “ Map Figure 3: General Land Use Designations 

“ “ Map Figure 4: Secondary Plan Areas 

“ “ Map Figure 16: Central Business District Densities 

“ “ Map Figure 42: Major Employment Areas 

“ “ Map Figure 63: Secondary Plan Areas 

“ “ Text Multiple Residential Designation 

“ “ Text Commercial Designation 

“ “ Text Mixed Employment Designation 

“ 20368 Map Figure 3: General Land Use Designations 

" 20649 Map Figure 16: Central Business District Densities 

October 3, 2022 20565 Text Table 7A: Land Use Designation Exceptions 

 20245 Map Figure 3: General Land Use Designations 

 20594 Map Figure 3: General Land Use Designations 

 20611 Map Figure 3: General Land Use Designations 

 20044 Map Figure 3: General Land Use Designations 
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ADOPTION DATE BYLAW NO. TYPE DETAILS 

November 14, 2022 20266 Map Figure 3: General Land Use Designations 

December 12, 2022 19608 Map Figure 3: General Land Use Designations 

January 16, 2023 19932 Map Figure 3: General Land Use Designations 

February 13, 2023 20382 Map Figure 3: General Land use Designations 

March 6, 2023 19842 Map Figure 3: General Land Use Designations 

April 17, 2023 20678 Map Figure 3: General Land Use Designations 

May 1, 2023 20297 Map Figure 3: General Land Use Designations 

May 15, 2023 20935 Map Figure 3: General Land Use Designations 

 " Map Figure 4: Secondary Plan Areas 

 " Map Figure 42: Major Employment Areas 

 " Map Figure 63: Secondary Plan Areas 

June 5, 2023 20380 Map Figure 3: General Land Use Designations 

June 19, 2023 20661 Map Figure 3: General Land Use Designations 

 20454 Map Figure 3: General Land Use Designations 

 20451 Map Figure 3: General Land Use Designations 

July 10, 2023 20604 Map Figure 3: General Land Use Designations 

July 24, 2023 20371 Map Figure 3: General Land Use Designations 

 20725 Text Table 7A: Land Use Designation Exceptions 

October 16, 2023 20544 Map Figure 3: General Land use Designations 

October 30, 2023 20705 Map Figure 3: General Land use Designations 

 " Map Figure 16: General Land use Designations 

 " Map Figure 42: General Land use Designations 

November 20, 2023 20695 Map Figure 3: General Land use Designations 

 " Text Table 7A: Land Use Designation Exception 

 21086 Map Figure 3: General Land use Designations 

 " Map Figure 4: General Land use Designations 

 " Map Figure 13: General Land use Designations 

 " Map Figure 42: General Land use Designations 

 " Map Figure 63: General Land use Designations 

December 4, 2023 21104 Map Figure 4: General Land use Designations 

 " Map Figure 5: General Land use Designations 

 " Map Figure 9: General Land use Designations 

 " Map Figure 63: General Land use Designations 

 " Map Figure 67: General Land use Designations 

December 18, 2023 20651 Map Figure 16: General use Designations 

 20970 Map Figure 3:  General use Designations 

January 29, 2024 20966 Map  Figure 15: Semiahmoo Town Centre 

 " Text Table 7A: Land Use Designation Exceptions 

February 26, 2024 20616 Map Figure 3: General Land use Designations 

 " Map Figure 5: General Land use Designations 



BYLAW NO. 18020  | OCTOBER 20, 2014 

BYLAW AMENDMENTS 

April 8, 2024 20547 Map Figure 3: General Land use Designations 

 " Text Table 7A: Land Use Designation Exceptions 

 21183 Map Figure 4: General Land use Designations 

 " Map Figure 63: General Land use Designations 

April 22, 2024 20958 Text Table 7A: Land Use Designation Exceptions 

 21215 Map Figure 3: General Land use Designations 

May 6, 2024 20404 Map Figure 3: General Land use Designations 

 " Map Figure 42: General Land use Designations 

June 10, 2024 19701 Map Figure 3: General Land use Designations 

 21275 Text Table 7A: Land Use Designation Exceptions 

June 24, 2024 20843 Text Table 7A: Land Use Designation Exceptions 

July 8, 2024 20941 Map Figure 3: General Land use Designations 

July 22, 2024 19674 Map Figure 3: General Land use Designations 

September 23, 2024 20992 Map Figure 3: General Land use Designations 

 21389 Text Implementation  

 “ Text DPI Form and Character 

November 4, 2024 20923 Text Table 7A: Land Use Designation Exceptions 

January 27, 2025 20833 Map Figure 3: General Land use Designations 

 " Map Figure 42: Major Employment Areas 

February 10, 2025 21533 Text Downtown: Land Uses and Densities 

 " Map Figure 16: Downtown Densities 

 21206 Map Figure 3: General Land use Designations 

 20894 Map Figure 3: General Land use Designations 

 " Text Table 7A: Land Use Designation Exceptions 

 21096 Map Figure 3: General Land use Designations 

  Text Table 7A: Land Use Designation Exceptions 
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Introduction 

An Official Community Plan (OCP) is comprised of 

objectives and policies that set out a local govern- 

ment’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 473) requires an OCP to show the 

approximate location and extent of future residen- 

tial, commercial, industrial, agricultural and institu- 

tional land uses. It also requires illustrating where 

sand and gravel resources are located, where trans- 

portation, sewer and water infrastructure exists and 

is intended to be installed, where schools and pub- 

lic facilities are planned and where there are re- 

strictions on the use of land that is environmentally 

sensitive and/or subject to hazardous conditions. 

An OCP must also contain policy statements on the 

provision of affordable and rental housing, housing 

for persons with special needs and targets and poli- 

cies relating to the reduction of community-wide 

greenhouse gas (GHG) emissions. Lastly, a Region- 

al Context Statement, indicating how OCP policies 

are consistent with a region’s Regional Growth 

Strategy (RGS), is a required element of an Official 

Community Plan. 

 

The LGA enables governments to include policies 

related to a wide range of issues including: trans- 

portation, agriculture, the natural environment, 

parks and recreation, social services and social de- 

velopment. The LGA also stipulates that a local 

government is not obligated to implement or enact 

the content contained in an OCP, however, by-laws 

or policies adopted after an OCP is completed 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 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 endorsed the first 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. In 

2016, an updated Sustainability Charter 2.0 was endorsed by Council to continue to function as an overarch- 

ing policy document focusing on a vision for Surrey that articulates a thriving, green, inclusive city, organized 

around eight community themes for a more holistic way of looking at sustainability and the inter- 

connectedness of community systems. 

 
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 Surrey over the next 30 years in terms of urban development, the provision of civic 

facilities and amenities, transportation and infrastructure, environmental stewardship, economic develop- 

ment, social and cultural development. 

 
 
 

 

Figure 1: Sustainability Charter Structure 
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Official Community Plan Layout 

The OCP is organized into the following sections: 

 

Planning Context 

sets out the major planning challenges that provide the context for the plans and policies con- 

tained in the OCP. 

Vision 

describes the vision of the City’s future and 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 them. 

Themes, Objectives and Policies 

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

nized around six themes. The first three themes relate to the physical structure of the City: 

Growth Management, Centres, Corridors and Neighbourhoods and Infrastructure and Facilities. 

The last three themes relate to the sustainable development and management of Ecosystems, 

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 Devel- 

opment 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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Phase One 

 

 
Phase Two 

 

 
Phase Three 

Phase Four 

PlanSurrey 2013: OCP Process 

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

including direction provided by an extensive list of City advisory committees, community associations and 

stakeholder groups. Specialized technical assistance was also provided by internal City staff on as as-needed 

basis throughout the entirety of the process. The chronology of the PlanSurrey 2013 process is outlined in 

Figure 2 below: 
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PLAN DRAFTED 

• Draft Plan Prepared 

• Realigned Existing OCP into new format 

• Maps upgraded/Development Permit Areas overhauled 

• Circulated draft OCP to Process Participants for Review and Comment 

• Met with Stakeholders and City Advisory Committees 

FINALIZE THE PLAN 

• Held City-wide Public Open House to Review OCP Draft 

• Sent Final Update Report to Council 

• Held Public Hearing and By-law Readings 

• Received Metro Vancouver Approval of Regional Context Statement 

• Received Final Adoption, Finalized All Edits, Printed and Circulated Final Document 

ALTERNATIVES IDENTIFICATION AND EVALUATION 

• City Council workshop/City staff workshop 

• Met with City Advisory Committees 

• Hosted an Intergovernmental Agency Meeting 

• Hosted Technical Working Group Meetings 

• Updated Report to Council 

BACKGROUND RESEARCH AND ISSUES ANALYSIS 

• Consulted with City Advisory Committees 

• Consulted with Key Community Stakeholders 

• Consulted with all City Departments 

• Held Community Open Houses in North, Central and South Surrey to review OCP vision and is- 

sues 

• Reported to Council on findings 

 

In accordance with Local Government Act Section 477 PlanSurrey 2013: Official Community Plan, has also 

been prepared in conjunction with the following documents: 

 City of Surrey Financial Plan 

 Metro Vancouver Integrated Liquid Waste Resource Management Plan, and 

 Metro Vancouver Integrated Solid Waste and Resource Management Plan. 
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PlanSurrey 2013: The Official Community Plan is 

intended to guide the development of the City of 

Surrey over the next 30 years. As such, the Plan 

responds to both current conditions and to 

emerging trends. Together, these form the con- 

text for planning policies and for evaluating the 

success of these policies. 

 
 

In considering current conditions and looking for- 

ward to emerging trends and projections, several 

major challenges have been identified and are 

addressed in this Official Community Plan. 

PLANNING 
CHALLENGES 
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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. Projections 

contained in the Metro Vancouver Regional Growth Strategy are for over 1 million additional residents 

moving into the region by the year 2040. This growth is driven by inter-provincial and international mi- 

gration 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 development. It is expected that Surrey’s population will continue to in- 

crease by approximately 2% per year over the next three decades resulting in a population increase of 

approximately 267,475 by the year 2041, for a total population projection of 770,200 (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. 

 

 

 
 

 
 

 

Surrey Projected Population Growth and Dwelling Units 

Year Population Dwelling Units 

2012 502,725 164,935 

2017 553,475 184,385 

2021 593,600 199,950 

2026 639,600 219,450 

2031 685,250 238,800 

2036 727,750 256,800 

2041 770,200 274,900 

SOURCE: City of Surrey and Metro Vancouver 

NOTE: Dwelling Unit s refer to occupied units. 
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CHALLENGE #2: 

Match Population Growth with Business Development and 

Employment Opportunities 

Key to supporting a sustainable community is developing 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 integrated 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 which becomes more imperative in the context of strong population 

increases. The benefits of a better balance of local jobs to population include reduced time spent com- 

muting, reduced traffic congestion and greenhouse gas emissions, a more resilient economy, and a di- 

versified tax base reducing the burden of property taxes on residential properties. The goal of the OCP 

is to accommodate an additional 125,400 jobs over the 30-year planning horizon (see Table 2). 

 
 

 
 

 
 

Surrey Projected Employment Growth 

Year Jobs 

2012 171,200 

2017 195,200 

2021 214,200 

2026 236,200 

2031 257,950 

2036 277,450 

2041 296,600 

SOURCE: City of Surrey and Metro Vancouver 

NOTE: Dwelling Unit s refer to occupied units. 
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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 auto- 

mobile use that influenced how communities and neighbourhoods were designed and laid out. Higher 

fuel prices, increased traffic congestion and an increased understanding of the need to reduce green- 

house gas emissions, as well as the connection between active transportation (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 

frequent public transit, influence individual behavior and invest in cycling and walking infrastructure that 

allows for convenient alternatives to the automobile. 

 

 
 

 
 

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 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
SOURCE: Census Canada 
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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 dykes and drainage systems protecting Surrey’s floodplains which contain critical infra- 

structure and a majority of the City’s productive farmland. It is likely that energy costs, including fuel for 

transportation, as well as gas and electricity for appliances and building heating and cooling, will in- 

crease in price, taking up a larger share of household, business and institutional operating budgets (see 

Table 5). 

 

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

duces 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. 

 

 
 

 
 

 
 

 

SOURCE: Census Canada 
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CHALLENGE #5: 

Serve the Increasingly Diverse Needs of Surrey’s Population 

Surrey’s urban population is increasingly diverse (see Table 7) 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 neighbourhoods. New Canadians need access to com- 

munity 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 addiction issues are needed. Ensuring that Surrey’s large 

population of children and youth (see Tables 6) are prepared for and able to engage in learning and healthy 

lifestyles remains a challenge, particularly among more vulnerable populations including immigrant and 

refugee families and families living in poverty. 

 
 

 

 
 

 

SOURCE: Census Canada 
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By implementing the policies and plans in this 

Official Community Plan: 

 

 

“The City of Surrey 

will continually 

become a greener, 

more complete, 

more compact 

and connected 

community that is 

resilient, safer, 

inclusive, healthier 

and more beautiful.” 

 
These nine “Building Blocks” of the Vision inform 

the policies within this OCP and serve as the 

guide by which the effectiveness of the OCP will 

be measured and monitored. 

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 together, de- scribe 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 economy and 

the environment, while promoting 

a high quality of life but without 

compromising the ability of future 

generations to meet t h e i r  own 

needs.” 
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Surrey 2041 Vision Elements 

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

following 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 management sys- 

tems that protect fish habitat, and safe, convenient greenway networks of cycling and walking routes 

• Programs and facilities which reduce, reuse and recycle waste 

• Integrated and 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 opportunities for 

Surrey’s residents and visitors and positioning Surrey as a tourism destination for cultural and enter- 

tainment experiences 

• A diversified housing stock that meets the changing needs of families and individuals at all levels of 

income 

• A growing post-secondary education sector that provides advanced skills training, research and life- 

long learning opportunities and that supports economic and socio-cultural development 

• A network of community gathering places and centres for building community connections and spac- 

es for celebrations. 

 
A more COMPACT Surrey includes: 

• A thriving City Centre and Town Centres with a mix of uses and sufficient density of jobs and resi- 

dences to support public transit and a vibrant urban environment 

• An efficient use of urban land so that green spaces are protected and development pressures on 

agricultural lands are reduced. 

 
A more CONNECTED Surrey includes: 

• Convenient access for residents to jobs, community amenities and services, close to where they live 

• An efficient and connected network of streets, walkways, bike routes and public transit, such as 

Light Rail Transit, that provides safe, efficient alternative transportation choices throughout the city 

• Extensive and connected natural areas, green spaces and farmland, that are defined and protected by 

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

A more RESILIENT Surrey includes: 

• Community-wide preparation for expected future challenges including the effects of climate change, 

higher prices for energy and food, and increasing costs to renew public infrastructure 

• Sufficient fiscal reserves and human resources to respond effectively to unpredictable future events 

or emergencies. 

 
A SAFER Surrey includes: 

• Safe and active neighbourhoods and public spaces that are also perceived as being safe by children, 

seniors, women and person with disabilities 

• Streets, greenways and multi-use pathways that support traffic safety and that reduce accidents and 

injuries 

• Emergency response and emergency management plans that support a safe and protected communi- 

ty. 

 
A more INCLUSIVE Surrey includes: 

• Community-building opportunities including programs and places that foster neighbourhood connec- 

tions 

• Celebrating Surrey’s cultural diversity and growing inter-cultural and inter-generational appreciation 

• Access to clean, safe, 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 local food and access to healthy food locally 

• A land use mix and a network of safe cycling and walking routes that support everyday active life- 

styles 

• Clean air, water and soil that support 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, pla- 

zas and streets 

• The protection of natural and cultural heritage elements including significant trees and landscapes and 

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 Official Community Plan and 

should be read in conjunction with this document’s policies and guidelines. Combining the infor- 

mation in this section with the policies contained throughout the Plan provides a balanced reflec- 

tion of where, when and how development should proceed throughout the city. 

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

densities within each Land Use Designation. Implementation of the information 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 bylaws and permit processes). 

Zoning regulations specify permitted land uses and densities on a property-by-property basis and 

are intended to be generally consistent with the provisions outlined in this Section and with City 

Centre, Town Centre and Frequent Transit Development Areas as shown on Figure 9. 

Densities 

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

1) In selected areas, including Urban Centres and Frequent Transit Development Areas (see Fig- 

ure 9), and where specifically noted in approved Secondary Plans, densities expressed as Floor 

Area Ratio (FAR) are calculated on a gross site basis, before dedications for roadways or other 

public purposes are accounted for, and unless otherwise noted. For the purposes of density cal- 

culations, undevelopable areas such as riparian areas, parks, or utility corridors, etc., are not in- 

cluded in the gross site area, and 

2) In all other circumstances, densities expressed as either FAR or Units Per Hectare (Units Per 

Acre) are calculated on a net site basis, after dedications for roadways or other public purposes 

are accounted for, unless otherwise noted. 

Secondary Plans 

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 spe- 

cific land use and density plans and set out development requirements (such as amenity fees) that 

are provided in exchange for achieving a Plan’s densities. As Secondary Plans are approved by 

City Council, the more general Official Community Plan Land Use Designations are amended, as 

needed, to be consistent with the more detailed Secondary Plan. OCP Designation boundaries 

typically follow parcel boundaries; however, where there is a discrepancy, OCP designation 

bound- aries 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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BL 19364 

Transit-Oriented Areas 

Transit-Oriented Areas (TOAs) have been designated to comply with Provincial requirements. 

Sites within TOAs are subject to the provisions outlined on pages 60.1through 60.19. 

BL 21275 
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Figure 3: General Land Use Designations 
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Figure 4: Secondary Plan Areas 
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DEVELOPMENT CONSIDERATIONS 
FOR CONSERVATION-RECREATION: 

 There are no specific development consider- 

ations applicable to this designation at this 

time. 
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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, urban forests, public facilities and 

major Regional and City parks. City parks in- 

cluded in this designation contain significant 

natural areas with conservation management 

objectives. 
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DEVELOPMENT CONSIDERATIONS 
FOR AGRICULTURAL: 

Subdivision (Property Within ALR): 

 Subdivision that creates new lots is discour- 

aged without a demonstrated clear net ben- 

efit to agriculture. 

Subdivision (Property Outside of ALR): 

 Subdivision of land is generally limited to the 

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

the ALR that are used for farming and various 

other complementary uses. 

 

For property located within the Agricultural 

Land Reserve, uses are permitted in accord- 

ance with the Agricultural Land Commission 

Act, the regulations and the orders of the Agri- 

cultural Land Commission (ALC) and the 

Farm Practices Protection Act. Non-farm 

uses re- quire the approval of the ALC. 

 

ALR land exclusion applications are not support- 

ed except where there is a demonstrated clear 

benefit to agriculture within Surrey and where, 

for every 1 hectare of land removed from Sur- 

rey’s ALR, a minimum of 2 hectares of land is 

added into the ALR within Surrey. 

 

For property not located within the Agricultural 

Land Reserve, uses are restricted to farming, 

rural residential and those uses compatible with 

farming. 
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DEVELOPMENT CONSIDERATIONS 
FOR RURAL: 

Lot Sizes: 

 Lots in RURAL designated areas are gener- 

ally restricted to a minimum of 0.8 hectares 

(2 acres) or larger, in size. 
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BL 18423 

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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DEVELOPMENT CONSIDERATIONS 
FOR SUBURBAN: 

Densities: 

 Densities within the SUBURBAN designa- 

tion may range up to a maximum of 5 units 

per hectare (2 units her acre). 

Densities within the SUBURBAN designa- 

tion may increase up to 10 units per hectare 

(4 units per acre). 

EXCEPT: 

For areas within 200 m of the Agricultural 

Land Reserve (ALR) edge, and for those 

SUBURBAN areas shown in Figure 5, densi- 

ties are a maximum of 5 units per hectare (2 

units per acre). For development sites that 

have portions both within and beyond 200 

m of the ALR edge, the allowable density 

within each portion may be averaged over 

the entire site area, subject to compatibility 

with adjacent existing lot sizes. 

Densities within the SUBURBAN designa- 

tion may be calculated on a gross site area 

where sufficient parkland and/or a communi- 

ty benefit are provided. 
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BL 18423 

BL 18833 

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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BL 18423 

BL 21104 

BL 21016 
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Figure 6: Suburban Subdivision Exception Areas 

DELETED 
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DEVELOPMENT CONSIDERATIONS 
FOR SUBURBAN-URBAN RESERVE: 

Lot Sizes: 

 In order to facilitate the efficient and effec- 

tive development of planned urban neigh- 

bourhoods well into the future—new lots in 

SUBURBAN-URBAN RESERVE designated 

areas (see Figure 3 and 7) are generally re- 

stricted to a minimum of 2 hectares (5 

acres), or larger, in size. 
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BL 18423 

Suburban— 
Urban Re- 
serve 

 
Land within the SUBURBAN—URBAN 

RESERVE designation is intended to support 

the retention of Suburban land uses in areas 

where future urban development is ex- 

pected; and is subject to City Council initia- 

tion and approval of comprehensive Second- 

ary Plans such as Neighbourhood Concept 

Plans. 

 

Until a Secondary Plan is 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 
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DEVELOPMENT CONSIDERATIONS 
FOR URBAN: 

Densities: 

 Subject to neighbourhood compatibility (see 

Figure 8), densities within the URBAN desig- 

nation support up to 37 units per hectare (15 

units per acre) for development taking place 

within established or existing residential 

neighbourhoods, which may be increased to 

49 units per hectare (20 units per acre) in 

exchange for provision of sufficient commu- 

nity amenities in accordance with approved 

City Council and Department policies. 

 Referencing Figure 9, densities within the 

URBAN designation may range up to 72 

units per hectare (30 units per acre) in 

FTDAs, Urban Centres and sites abutting a 

Frequent Transit Network and, where spe- 

cifically noted, in approved Secondary Plan 

Areas (Figure 4). 

Development Permits: 

 Commercial, multiple unit residential and 

mixed-use developments within this desig- 

nation are subject to the issuance of a Devel- 

opment Permit, in accordance with DP1 of 

the Implementation Section of this OCP. 
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BL 18423 

BL 18787 

BL 20008 

BL 20109 

BL 20292 

Urban 
 

 
The URBAN designation is intended to sup- 

port 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 houses. 

 

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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Figure 8: Neighbourhood Compatibility 
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Typically an issue during times of transition or when working to accommodate higher densities, 

neighbourhood compatibility is a concept used in the development of cities to promote quality de- 

sign and to encourage new or infill development to be appropriate and relevant to the existing and 

established character of a surrounding area or neighbourhood. New development is considered 

compatible with existing neighbourhoods when its design has taken into consideration, and at- 

tempts to replicate, follow or copy, the following elements: 

 
Number of storeys 

Lot size 

Architectural style and 

features Window style and 

material Roof design, pitch 

and material Siding material 

Setbacks 

Entry features 

 

Other neighbourhood impacts such as retaining views, privacy and tree canopy should also be 

examined when determining the neighbourhood compatibility of new development in existing 

areas. 

 

In general, neighbourhood compatibility refers to the inherent quality, feel, look and style of an area 

that is dominant before new or infill development takes place. In the context of development in 

Surrey, neighbourhood compatibility should be used to determine appropriate development where 

there is no existing Secondary Plan in place. 

 

 

 

 

 

 

 

 

 

 

 

 
 

Garden Suite Duplex Triplex or Fourplex  

 

 

INFILL EXAMPLE: A) USE SIMILAR SETBACKS; B) RETAIN VEHICLE ACCESS POINTS; C) MAINTAIN PRIVACY OF ADJACENT HOMES; 

D) DEFINE EACH NEW UNIT INDIVIDUALLY BY PROVIDING INDIVIDUAL FRONT ENTRANCE POINTS ; F) PROVIDE FOR APPROPRIATE TRANSI- 

TIONS, PARTICULARLY WITH BUILDING HEIGHT, BUILDING DESIGN AND SECOND STOREY SETBACKS. 
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DEVELOPMENT CONSIDERATIONS 
FOR MULTIPLE RESIDENTIAL: 

Densities: 

Except as shown in Table 7a, the following 

densities apply: 

 Densities within the MULTIPLE RESIDEN- 

TIAL designation may range up to 1.5 FAR, 

subject to an appropriate interface (see Fig- 

ure 10) with adjacent lower-density residen- 

tial developments 

Referencing Figure 4 and Figure 9, 

densities within the MULTIPLE 

RESIDENTIAL designation may range up to 

2.5 FAR in Frequent Transit Development 

Areas, Urban Centres, sites abutting a 

Frequent Transit Network, within the City 

Centre Plan area, and where specifically 

noted in an approved Secondary Plan Area. 

Additional bonus densities may be granted 

in select areas in exchange for the provision 

of sufficient community amenities in ac- 

cordance with approved City Council and 

Department policies. 

 

 

 

Development Permits: 

 Commercial, multiple unit residential and 

mixed-use development within this land use 

designation is subject to the issuance of a 

Development Permit in accordance with 

DP1 of the Implementation Section of this 

OCP. 
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BL 18787 

BL 19364 

BL 20109 

BL 20658 

BL 21086 

 

Multiple 
Residential 

 

 
The MULTIPLE RESIDENTIAL designation is 

intended to support higher-density residential 

development including local, neighbourhood- 

serving commercial and community uses. 

These higher-density neighbourhoods are typi- 

cally located adjacent to COMMERCIAL, 

TOWN CENTRE or DOWNTOWN designa- 

tions to support the vitality of these areas or 

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 (generally up 

to 6 storeys), higher-density townhouses 

(typically with underground or structured park- 

ing) and supportive housing community care 

facilities 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 9: Centres and RapidTransit Areas and Corridors 
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BL 19801 

BL 21104 
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DEVELOPMENT CONSIDERATIONS 
FOR COMMERCIAL: 

Densities: 

 Densities within the COMMERCIAL designation 

may range up to 1.5 FAR, subject to an appropriate 

interface (see Figure 10) with adjacent residential 

areas 

 Referencing Figure 9, densities within the 

COMMERCIAL designation may range up to 2.0 

FAR for sites abutting a Frequent Transit Network 

and, where specifically not- ed, in approved 

Secondary Plan Areas (Figure 4) 

 Referencing Figure 9, densities within the 

COMMERCIAL designation may range up to 

2.5 FAR in Frequent Transit Development Areas 

(FTDA) and in Urban Centres, provided a minimum 

of 0.5 FAR is used for commercial purposes 

 

 Referencing Figure 4, densities within the 

COMMERCIAL designation within the Guildford 

Plan area may range up to 3.5 FAR where 

specifically noted in the plan. 

 Additional bonus densities may be granted in select 

areas in exchange for the provision of sufficient 

community amenities in accordance with approved 

City Council and Department policies 

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. 
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BL 18787 

BL 20292 

BL 20658 

BL 20292 

BL 21086 

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 DOWNTOWN 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, with noted exceptions, are exclusively 

commercial. 

 

Exceptions to ground-level commercial apply 

only to those areas of the building located 

away from street frontages; these areas may 

support residential uses by accommodating 

indoor amenities or parking (for example) but 

specifically are not to include dwelling units. 

 

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. 
 

 



PLANSURREY 2013 | OFFICIAL COMMUNITY PLAN 

Figure 10: Appropriate Interfaces 
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Urban environments contain a mixture of different land uses required to support a highly-functioning 

residential base and workforce. Similar uses are typically located together so as to reduce conflicts 

that may arise between non-compatible uses. To create a truly healthy, vibrant and pedestrian- 

oriented city mixing use types is required. Mixing uses can however, result in negative impacts im- 

posed on one group over another by virtue of close proximity. In order to continue to successfully 

mix uses in an urban environment, efforts are required to ensure the interface between two oppos- 

ing uses is addressed appropriately to reduce negative impacts. The design of these interface areas, 

for example, between residential and commercial properties, can greatly influence quality of life and 

transportation options. 

 

In order to appropriately address issues that arise from mixing uses, special attention should be made 

to design and locate the following items so as to reduce or eliminate their negative impacts on adja- 

cent properties: 

 

Loading areas/bays 

Ventilation units 

External lighting 

Driveways (particularly for drive-thrus) 

Commercial Garbage bins 

 

Adjusting setbacks and landscaping areas can also greatly help in creating effective interfaces be- 

tween commercial and residential land uses. 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Residential  Separation Commercial 

Interface Using 

Landscaping 

Buffers 
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DEVELOPMENT CONSIDERATIONS 
FOR INDUSTRIAL: 

Densities: 

 INDUSTRIAL densities may range up to ap- 

proximately 1.0 FAR, subject to appropriate 

site planning to support the efficient opera- 

tion of industrial operations. 

Development Permits: 

 Development is subject to the issuance of a 

Development Permit, in accordance with 

DP1 of the Implementation Section of this 

OCP. Industrial developments within this 

designation may be subject to the issuance 

of a Development Permit, in accordance 

with DP1 of the Implementation Section of 

this OCP. 
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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, a care- 

taker’s residence, and commercial uses that 

are strictly limited to those that support in- 

dustrial activities. Public facilities are permit- 

ted within the INDUSTRIAL designation but 

retail uses and stand-alone office uses are 

generally not supported. 
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DEVELOPMENT CONSIDERATIONS 
FOR MIXED EMPLOYMENT: 

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 

and in Urban Centres, as shown in 

Figure 9. 

 Development densities are subject to de- 

signing an appropriate interface with adja- 

cent lower-density residential neighbour- 

hoods. 

Development Permits: 

 Development is subject to the issuance of 

a Development Permit, in accordance with 

DP1 of the Implementation Section of this 

OCP. Industrial developments within this 

designation may be subject to the issuance 

of a Development Permit, in accordance 

with DP1 of the Implementation Section of 

this OCP. 
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BL 18423 

BL 20658 
 

Mixed 
Employment 

 

 
The MIXED EMPLOYMENT designation is in- 

tended to support a mix of industrial, commer- 

cial, business and office uses that are not suited 

for locations within Town Centres or commer- 

cial centres. Commercial use examples may 

include business parks and, in select locations, 

large-scale retail outlets with warehousing re- 

quirements for furniture, building and landscap- 

ing supplies, outdoor storage and vehicle and 

equipment servicing, as shown in an approved 

Secondary Plan. Office use examples include 

those related to industrial uses, construction 

trades, equipment assembly, repair and testing, 

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 caretaker 

units. 

 

Commercial uses that do not require extensive 

outdoor storage areas or large format floor 

space, or that are not related to industrial uses 

are encouraged to locate in the COMMERCIAL, 

TOWN CENTRE or DOWNTOWN land use des- 

ignated areas. Notwithstanding the overall intent 

of the MIXED EMPLOYMENT designation, 

large 

-format retail commercial uses are not permit- 

ted, except as shown in an approved Secondary 

Plan. 
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DEVELOPMENT CONSIDERATIONS 
FOR TOWN CENTRE: 

Densities: 

 Densities within the TOWN CENTRE desig- 

nation differ according to each unique Town 

Centre as shown in Figures 11 through 15. 

Densities within the TOWN CENTRE desig- 

nation are calculated on a gross site area 

basis and may exceed the densities shown 

in Figure 11 through 15 where sites are adja- 

cent to existing or planned rapid transit sta- 

tion locations (shown in Figure 9). 

Additional bonus densities may be granted 

in exchange for the provision of sufficient 

community amenities in accordance with 

approved City Council and Department Poli- 

cies. 

 

 

Development Permits: 

 Commercial, multiple unit residential and 

mixed-use developments within this desig- 

nation are subject to the issuance of a Devel- 

opment 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 and civic hearts of their communities. 

 

Land uses within the TOWN CENTRE designa- 

tion include public facilities, institutional and 

civic uses, commercial uses, stand-alone and 

mixed office and retail developments, 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 CEN- 

TRE designation. 

 

Each of the five Town Centres included in this 

designation has its own unique character that 

should be reinforced through high quality urban 

design in public and private sector develop- 

ment and in the design of public space. 
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Figure 11: Cloverdale Town Centre Densities 

Figure 12: Fleetwood Town Centre Densities 
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BL 18787 

BL 19996 
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Figure 13: Guildford Town Centre Densities 

Figure 14: Newton Town Centre Densities 
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Figure 15: Semiahmoo Town Centre Densities 
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BL 20554 

BL 20966 
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DEVELOPMENT CONSIDERATIONS 
FOR DOWNTOWN: 

Densities: 

 

Development Permits: 
 

 Commercial, multiple-unit residential and 

mixed-use developments within the  

DOWNTOWN designation are subject to the 

issuance of a Development Permit in 

accordance with DP1 of the Implementation 

Section of this OCP. 
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Downtown 
 

 
The DOWNTOWN designation is intended to 

support the continued development of Surrey 

City Centre as the primary commercial, civic, 

institutional, transit and high-density  

residential centre for Surrey and as the 

primary metropolitan centre for the “South of 

the Fraser” area of Metropolitan Vancouver. 

Urban design of public and private sector 

development including buildings, streets, 

plazas and gathering spaces, is intended to be 

of the highest quality to provide a vibrant, 

pedestrian-friendly and highly attractive 

environment and to support investment 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. This includes commercial, 

retail and office developments, major 

institutional and civic developments, public 

facilities and mixed-use commercial and 

residential developments. 

 

Stand-alone, high-density residential apartment 

development may be permitted in selected 

areas within this designation as identified in the 

Surrey City Centre Plan. 
 

Densities within the DOWNTOWN 

designation vary by location as shown in 

Figure 16. 
 

Densities within DOWNTOWN are 

calculated on gross site area before 

dedications for public purposes such as 

streets, parks or plazas. 
 

Within Central Business District Area 1, as 

shown in Figure 16, the density of 7.5 

FAR is comprised of 3.5 FAR non- 

residential and 4.0 FAR residential. If the 

non-residential floor space is delivered in a 

standalone building of at least 200,000 

square feet and 15 storeys, non-residential 

may be reduced to 3.0 FAR and residential 

increased to 4.5 FAR. 
 

Within Central Business District Area 2, as 

shown in Figure 16, the density of 7.5  

FAR is comprised of 2.0 FAR non- 

residential and 5.5 FAR residential. If the 

non-residential floor space is delivered in a 

standalone building of at least 100,000 

square feet and 10 storeys, non-residential 

may be reduced to 1.5 FAR and residential 

increased to 6.0 FAR. 

Additional bonus densities may be granted in 

accordance with applicable bylaws. 

 

 

 

 

 

 

BL 21533 
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BL 19324 

BL 19627 

BL 19372 

BL 19611 

BL 19298 

BL 20009 

BL 20113 

BL 20141 

BL 20160 

BL 20190 

BL 20192 

BL 20649 

BL 20658 

BL 20678 

BL 20705 

BL 20651 

BL 21533 

 

Figure 16: Downtown Densities 
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Table 7a: Land Use Designation Exceptions 
The following use or density exceptions are permitted for the following properties, or any lots created from 

these properties, in the identified Land Use Designation, on a site-specific basis only: 

BYLAW 

NO. 

LAND USE 

DESIGNATION 

SITE SPECIFIC 

PROPERTY 

SITE SPECIFIC 

PERMISSION 

19243 
Multiple Residential 

 

12661—110 Avenue 

(Lot 1, Section 17, Blk. 5N, Range 2W, NWD, Plan 

EPP39522) 

Density permitted up to 2.0 FAR 

(gross calculation) 

 

18716 
Multiple Residential 

 

14150 Green Timbers Way 

(Blk. H, Sec. 36, Blk. 5 N, Range 2W, NWD, 

Except Plan BCP51681); and 

9900 140 Street 

(Blk. I, Sec. 36. Blk. 5 N, Range 2W, NWD, 

Except Plan BCP51681) 

Density permitted up to 2.5 FAR 

 

19487 
Multiple Residential 

 

17505 and 17515 64 Avenue 

(Lot 4 and 5, except part Dedicated Road on 

Plan BCP15284, Sec. 18, Twp. 8, NWD, 

Plan 14338); and 

Portion of 6455 176 Street 

(Lot 6, except part on Plan BCP10827, Sec. 

18, Twp. 8, NWD, Plan 24144) 

Density permitted up to 1.86 FAR 

 

19886 
Multiple Residential 

 

14706—104 Avenue 

(Lot 151, Sec. 30, Blk 5N, Range 1W, NWD, 

Plan 50505, Except Part in Plan BP33452) 

Density permitted up to 2.8 FAR 

(gross calculation) 

 

19863 
Multiple Residential 

 
8109, 8123 and 8135 

King George Boulevard 
2.52 FAR 

 

19751 
Multiple Residential 

 

Portion of 

8205 King George Boulevard 

 

2.83 FAR 

 

20565 
Mixed Employment 

 

6611 – 152A Street 

(Lot 4 Sec. 14 Township 2 NWD  

Plan BCP49715) 

1.3 FAR 

(net calculation) 

 

20725 Mixed Employment 
15290 – 66 Avenue 

(Lot 5 Section Township 2 NWD Plan 1442) 
1.3 FAR 

(net calculation) 

20695 Multiple Residential 

14744 - 106 Avenue 
(Lot 137 Section 19 Block 5 North Range 1 West 

NWD Plan 41515) 

 
14754 - 106 Avenue 

(Lot 136 Section 19 Block 5 North Range 1 West 
NWD Plan 41515) 

 
14764 - 106 Avenue 

(Lot 135 Section 19 Block 5 North Range 1 West 
NWD Plan 41515) 

 

14774 - 106 Avenue 
(Portion of Lot 134 Section 19 Block 5 North Range 1 

West NWD Plan 41515) 
 

Density permitted up to  

2.38 FAR 

BL 18787 

BL 19243 

BL 18716 

BL 19487 

BL 19886 

BL 19863 

BL 19751 

BL 20565 

BL 20695 

BL 20966 

BL 20547 

BL 20958 

BL 20843 

BL 20923 

BL 20894 

BL 21096 
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BYLAW  

NO. 
LAND USE 

DESIGNATION 
SITE SPECIFIC 

PROPERTY 
SITE SPECIFIC 

PERMISSION 

20966 
Multiple 

Residential 

2350 – 152A Street 
Lot 78 Section 14 Township 1 NWD Plan 13327 

 
2360 – 152A Street 

South Half Lot 31 Section 14 Township 1 NWD 
Plan 8492 

 
2355 – 153 Street 

Lot 79 Section 14 Township 1 NWD Plan 13327 
 

2365 – 153 Street 
The South Half Lot 30 Section 14 Township 1 

NWD Plan 8492 

Density permitted up to 2.48 

FAR (net calculation) 

20547 
Multiple 

Residential 

8293 King George Boulevard 
Lot 67 Section 29 Township 2 NWD Plan 51521 

 
8345 – 135A Street 

Lot 71 Section 29 Township 2 NWD Plan 57624 
 

That 54.3 sq. m. portion of closed road 

Density permitted up to 2.21 

FAR 

20958 
Multiple 

Residential 

11054 – 132 Street 
Lot 1, Except Part Dedicated Road on Plan 

LMP41027, Section 15 Block 5 North Range 2 
West NWD Plan 8791 

 
11066 – 132 Street 

Lot 2, Except Part Dedicated Road on Plan 
LMP41027, Section 15 Block 5 North Range 2 

West NWD Plan 8791 
 

11080 – 132 Street 
Lot 3, Except Part Dedicated Road on Plan 

LMP41027, Section 15 Block 5 North Range 2 
West NWD Plan 8791 

 
11037 Ravine Road 

Lot 80 Except: Parcel H (Bylaw Plan 87021) 
Section 15 Block 5 North Range 2 West NWD 

Plan 34840 
 

11049 Ravine Road 
Lot 5 Section 15 Block 5 North Range 2 West 

NWD Plan 9739 
 

11057 Ravine Road 
Lot 4 Section 15 Block 5 North Range 2 West 

NWD Plan 9739 
 

11069 Ravine Road 
Lot 3 Section 15 Block 5 North Range 2 West 

NWD Plan 9739 

Density permitted up to 

2.7 FAR 
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BYLAW  

NO. 
LAND USE DESIGNATION SITE SPECIFIC 

PROPERTY 
SITE SPECIFIC 

PERMISSION 

20843 
Multiple 

Residential 

10620 – 138A Street 
Lot 74 Section 23 Block 5 North 
Range 2 West NWD Plan 49290 

 
10628 – 138A Street 

Lot 81 Section 23 Block 5 North 
Range 2 West NWD Plan 57467 

 
10619 – 139 Street 

Lot 75 Section 23 Block 5 North 
Range 2 West NWD Plan 49290 

 
10631 – 139 Street 

Lot 82 Section 23 Block 5 North 
Range 2 West NWD Plan 57467 

Density permitted up to 3.1 

FAR 

20923 
 

Multiple 
Residential 

14518 - 104A Avenue 
Lot "C" Section 19 Block 5 North 
Range 1 West NWD Plan 17992 

 
14528 - 104A Avenue 

Lot 124 Section 19 Block 5 North 
Range 1 West NWD Plan 41196 

 
14538 - 104A Avenue 

Lot 125 Section 19 Block 5 North 
Range 1 West NWD Plan 41196 

 
14548 - 104A Avenue 

Lot 126 Section 19 Block 5 North 
Range 1 West NWD Plan 41196 

 

Density permitted up 

to 2.35 FAR 

 

20894 
Multiple 

Residential 

7112 – 128 Street 
South Half Lot 1; Except: Firstly: 

Part Subdivided by Plan 16116 and 
Secondly: Part Subdivided by Plan 

18420; Thirdly: Part on Plan 
BCP7030 Section 17 Township 2 

NWD Plan 1183 

Density permitted up to 

2.00 FAR (net calculation) 

 
 
 
 

21096 

 
 
 
 

Multiple 
Residential 

7790 King George Boulevard 
Lot 60 Section 21 Township 2 NWD 

Plan 46548 
 

Density permitted up to: 

2.75 FAR (Block 4) 

2.35 FAR (Block 5) 

2.49 FAR (Block 6) 

 

7850 King George Boulevard 
Parcel "B" North West Quarter Section 

21 Township 2 NWD Plan 55111 
 

Density permitted up to: 

2.78 FAR (Block 1) 

2.79 FAR (Block 2) 

2.23 FAR (Block 3) 
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1 TRANSIT-ORIENTED AREAS 
1.1 The Local Government Act requires municipalities to designate Transit-Oriented Areas 

(TOAs) around existing and planned transit stations. TOAs are areas within a prescribed 
distance of a transit station, within which minimum allowable densities and heights are 
applicable. The Local Government Transit-Oriented Areas Regulation prescribes the 
applicable transit stations as well as distances that define the geographic extent of TOAs 
and classes of land within TOAs, called tiers. The regulation also establishes minimum 
allowable densities and heights within TOAs and associated applicability criteria. Unless 
otherwise provided in relation to Transit-Oriented Areas under this Part of the Official 
Community Plan, the definitions in the Local Government Act and regulations thereunder 
apply to this Part. 

2 TRANSIT STATIONS 

2.1 Transit-Oriented Areas are designated for the following twelve SkyTrain stations: 
 

(a) Scott Road Station located above the Scott Road on-ramp to King George Boulevard 
north of 110 Avenue (see Figure 16a); 

 
(b) Gateway Station located on the east side of University Drive at 108 Avenue (see Figure 

16b); 
 
(c) Surrey Central Station located on the west side of City Parkway between 102 Avenue 

and Central Avenue (see Figure 16c); 
 
(d) King George Station located at 9904 King George Boulevard (see Figure 16d); 
 
(e) Green Timbers Station located at the northeast corner of Fraser Highway and 140 

Street (see Figure 16e); 
 
(f) 152 Street Station located at the northwest corner of Fraser Highway and 152 Street 

(see Figure 16f); 
 
(g) Fleetwood Station located at the northeast corner of Fraser Highway and 160 Street 

(see Figure 16g); 
 
(h) Bakerview-166 Street Station located at the northwest corner of Fraser Highway and 

166 Street (see Figure 16h); 
 
(i) Hillcrest-184 Street Station located at the northwest corner of Fraser Highway and 184 

Street (see Figure 16i); 
 
(j) Clayton Station located on the north side of Fraser Highway between 189 Street and 

191A Street (see Figure 16j); 
 
(k) Willowbrook Station located at the northeast corner of Fraser Highway and 196 Street 

in the City of Langley (see Figure 16k); and 
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(l) Columbia Station located at 425 Columbia Street in the City of New Westminster (see 
Figure 16l). 

 
2.2 Transit-Oriented Areas are designated for the following three bus exchanges: 
 

(a) Guildford Mall Exchange located on 104 Avenue between 150 Street and 152 Street 
(see Figure 16m); 

 
(b) Newton Exchange located at 13736 72 Avenue (see Figure 16n); and 
 
(c) Scottsdale Exchange located at 7414 120 Street (see Figure 16o). 

3 EXTENT OF TRANSIT-ORIENTED AREAS 

3.1 For the purpose of defining TOAs, the Local Government Transit-Oriented Areas Regulation 
prescribes the following distances which apply according to the type of transit station: 

 
(a) 800 metres for a SkyTrain station; and 
 
(b) 400 metres for a bus exchange. 

 
3.2 For each transit station, a TOA encompasses those areas within the prescribed distance of 

the transit station. The prescribed distance is measured horizontally from the coordinates 
identified for each transit station in the regulation. 

 
3.3 Where the boundary of a TOA bisects a lot, the lot is deemed to be wholly within the TOA. 

4 TRANSIT-ORIENTED AREA TIERS 

4.1 For the purpose of setting minimum allowable densities and heights within TOAs, multiple 
classes of land, called tiers, are established within TOAs, according to the type of transit 
station and the distance from the transit station. Minimum densities and heights vary 
between tiers as described in Section 5 below. 

 
4.2 For SkyTrain stations, three tiers are established as follows: 
 

(a) Tier 1, encompassing lands up to 200 metres from the SkyTrain station; 
 
(b) Tier 2, encompassing lands more than 200 metres and up to 400 metres from the 

SkyTrain station; and 
 
(c) Tier 3, encompassing lands more than 400 metres and up to 800 metres from the 

SkyTrain station. 
 
4.3 For bus exchanges, two tiers are established as follows: 
 

(a) Tier 4, encompassing lands up to 200 metres from the bus exchange; and 
  

LAND USES and DENSITIES 



60.2 

(b) Tier 5, encompassing lands more than 200 metres and up to 400 metres from the bus 
exchange. 

 
4.4 Where a lot falls within more than one tier, the tier allowing the greatest density and 

height (of the relevant tiers) applies to that lot. 
 
4.5 Where a lot falls within different tiers with respect to more than one TOA, the tier allowing 

the greatest density and height (of the relevant tiers) applies. This may occur where TOAs 
overlap or are near one another. 

 
5 MINIMUM ALLOWABLE DENSITY FRAMEWORK 
 
5.1 The Minimum Allowable Density Framework (MD Framework) establishes minimum 

densities and heights that must be allowed, subject to Section 6.2, in relation to land within 
a TOA that is zoned to permit a residential use (either standalone or combined with other 
uses). The MD Framework applies on the basis of each lot’s zoning classification as of the 
date of the designation of a relevant TOA. The figures on pages 60.5 to 60.19 reflect zoning 
classifications prior to the introduction of a bylaw amending the Official Community Plan to 
insert this Transit-Oriented Areas section.  
The figures may not reflect any subsequent Zoning Bylaw amendments granted final 
adoption prior to final adoption of the Official Community Plan amendment bylaw. The 
status of a lot with respect to the MD Framework should be confirmed with the City of 
Surrey Planning & Development Department. 

 
5.2 The minimum allowable density is expressed as a Floor Area Ratio (FAR), as defined in the 

Zoning Bylaw, which represents the ratio of a building’s gross floor area to the area of the lot 
on which the building is constructed. The minimum allowable height is expressed in terms of 
the number of storeys (i.e. floors) wholly or partly above ground. According to the MD 
Framework, municipalities must not reject projects on the basis of density where the 
proposed density is up to the minimum allowable density or on the basis of height where 
the proposed height is up to the minimum allowable height. The following minimum 
allowable densities and heights, subject to Section 6.2, are established for Tiers 1 through 5: 

 

 Tier Minimum Allowable Density Minimum Allowable Height 

Tier 1 5.0 FAR 20 storeys 

Tier 2 4.0 FAR 12 storeys 

Tier 3 3.0 FAR 8 storeys 

Tier 4 4.0 FAR 12 storeys 

Tier 5 3.0 FAR 8 storeys 

 
5.3 The MD Framework applies in conjunction with applicable land use designations in the 

Official Community Plan and approved secondary plans. The minimum allowable density is 
inclusive of all uses and tenures which may be permitted or required by such land use 
designations. For clarity, the minimum density that must be allowed within a TOA may be 
required to be comprised of specific uses including, without limitation, residential, 
commercial, office, and  
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institutional uses. Each specific use may also be allocated a density of use. In addition, all or 
a portion of a residential use may be required as rental. 

 
5.4 Within TOAs where a land use designation in the Official Community Plan or approved 

secondary plan allows for a level of density or height below the minimum allowable density 
and height, as specified in Section 5.2, the latter prevails, subject to Section 6.2. 

 
5.5 Within TOAs, where an approved secondary plan supports residential uses on a lot not 

zoned to permit such uses, and where a rezoning application consistent with the secondary 
plan is proposed, the MD Framework applies, subject to Section 6.2. In such event, an 
update to the applicable TOA map is not required. Instead, TOA maps will be updated on a 
periodic basis to reflect any such rezoning applications that are approved. 

 
5.6 For the purposes of Capital Project Contributions, as set out in Schedule G of the Zoning 

Bylaw, the density permitted by a land use designation in the Official Community Plan or 
approved secondary plan remains the density up to which the Capital Project Contribution 
applies. For the purposes of Community Specific Capital Project Contributions, also as set 
out in Schedule G of the Zoning Bylaw, the density permitted by a land use designation in 
the Official Community Plan or approved secondary plan remains the density above which 
the Community Specific Capital Project Contribution applies. For clarity, the minimum 
allowable density, as specified in Section 5.2, does not impact the calculation of community 
amenity contributions. 

6 EXEMPTIONS AND LIMITATIONS 

6.1 As described above, the MD Framework applies to land within a TOA that is zoned to 
permit a residential use. However, a lot zoned to permit a residential use that is ancillary to 
an agricultural or industrial use and where no other residential use is permitted is exempt 
from the MD Framework. 

 
6.2 The MD Framework within a TOA is subject to the following: 
 

(a) Compliance with all Federal legislation, as amended, including without limitation, the 
Fisheries Act and the Railway Safety Act, and regulations under those Acts;  

 
(b) Compliance with all Provincial legislation, as amended, including without limitation, the 

Local Government Act, the Community Charter, the Land Title Act, the Riparian Areas 
Protection Act, the Transportation Act, the Railway Act, the British Columbia Railway 
Act, and the Agricultural Land Commission Act, and regulations under those Acts; 

 
(c) Compliance with all City of Surrey bylaws, policies, and regulations, as amended, 

including without limitation, the Official Community Plan Bylaw, Hazard Lands 
Development Permit Guidelines, Sensitive Ecosystem Development Permit Guidelines, 
the Surrey Zoning Bylaw, the Surrey Subdivision and Development Bylaw, the Surrey 
Sign Bylaw, the Surrey Building Bylaw, and the Surrey Tree Protection Bylaw; 

 
(d) Compliance with subdivision requirements of the Approving Officer; 
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(e) Compliance with heritage designation bylaws and heritage revitalization agreements 
except that a heritage designation bylaw adopted by December 7, 2023 may not restrict 
or prohibit small housing density; and 

 
(f) Compliance with statutory and restrictive covenants registered in the Lant Title Office in 

favour of the City. 
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Figure 16a: Scott Road Station Transit-Oriented Area 
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Figure 16b: Gateway Station Transit-Oriented Area 
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Figure 16c: Surrey Central Station Transit-Oriented Area 
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Figure 16d: King George Station Transit-Oriented Area 
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Figure 16e: Green Timbers Station Transit-Oriented Area 
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Figure 16f: 152 Street Station Transit-Oriented Area 
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Figure 16g: Fleetwood Station Transit-Oriented Area 
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Figure 16h: Bakerview-166 Street Station Transit-Oriented Area 
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Figure 16i: Hillcrest-184 Street Station Transit-Oriented Area 
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Figure 16j: Clayton Station Transit-Oriented Area 
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Figure 16k: Willowbrook Station Transit-Oriented Area 
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Figure 16l: Columbia Station Transit-Oriented Area 

 

 

 

 



60.17 

 

Figure 16m: Guildford Mall Exchange Transit-Oriented Area 
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Figure 16n: Newton Exchange Transit-Oriented Area 
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Figure 16o: Scottsdale Exchange Transit-Oriented Area 
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THEME A: 
Introduction 
 
The City of Surrey has experienced significant and steady growth in both population and 
employment over the past several decades. It is expected that this level of growth will 
continue through the 30-year planning horizon of this Official Community Plan fueled by 
strong regional in-migration and by the attractiveness and relative availability and afforda- 
bility of land for urban development. 
 
Current population projections for Surrey indicate the population growing to 770,200 by the 
year 2041. This represents an increase of approximately 296,600 people over the next 30 
years. Employment is expected to reach 296,600 jobs by the year 2041, an increase of 
approximately 125,400 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 di- 
recting high-density residential and commercial growth to the City Centre, Town Centres 
and Frequent Transit Corridors (see Figure 22), ensuring the efficient and integrated de- 
velopment of new neighbourhoods and encouraging sensitive infill development in appro- 
priate locations. 

 
 

THEME A: 
Objectives 
1. Establish priorities for accommodating population and employment growth. 
2. Direct higher-density growth into Surrey’s City Centre, Town Centres and Frequent 

Transit Corridors. 
3. Carefully plan new neighbourhoods for the efficient and sensitive use of urban land. 
4. Encourage infill development that is compatible with existing neighbourhoods. 



BYLAW NO. 18020 | OCTOBER 20, 2014 
 

 POLICIES—THEME A: GROWTH MANAGEMENT 65 

 

 

 

THEME A: 
GROWTH 

 

Direct and Manage Population and 
Employment Growth Sustainably 

 
Sections 
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A1 
Growth Priorities 
Establish priorities for accommodat- 
ing population and employment 
growth 

A planned, compact form of urban devel- 
opment will accommodate Surrey’s pro- 
jected residential and business growth in a 
manner that: encourages the efficient use 
of public infrastructure and community 
amenities; reduces urban sprawl and pres- 
sure on agricultural land and natural habi- 
tat; and reduces energy consumption and 
greenhouse gas emissions. By establish- 
ing growth management priorities, the City 
is able to guide its growth in the most 
sustainable manner possible and encour- 
age compact and efficient development. 

 
In order to meet Objective A1, the follow- 
ing policies apply: 

A1 POLICIES: 
General 

A1.1  Support compact and efficient land develop- 
ment that is consistent with the Metro Van- 
couver Regional Growth Strategy (RGS) 
(2011). 

 
A1.2 Ensure that urban development occurs within 

the Urban Containment Boundary shown in 
Figure 17. 

 
A1.3 Accommodate urban land development ac- 

cording to the following order of growth man- 
agement priorities: 

a. City Centre, Town Centre, Urban Centre, 
Frequent Transit Development Area and 
Skytrain Corridor Planning Area locations 
well-served by local services, infrastruct- 
re 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 (see Figure 8) 

d. Comprehensively-planned new neigh- 
bourhoods within approved Secondary 
Plan areas. 

 
A1.4 Strongly discourage applications for urban 

expansion into the Agricultural Land Reserve 
(ALR), consistent with policies outlined in Sec- 
tion E3 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 Com- 
munity Plan. 

 
A1.5a Support Frequent Transit Corridors, Frequent 

Transit Development Areas (FTDA) and 
Skytrain Corridor Planning Areas (Figure 22) as 
priority development areas for Surrey to ac- 
commodate an increased proportion of 
density and growth. 
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Figure 17: Surrey Urban Containment Boundary 
 

 

BL 20393 
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A2 
Accommodating 
Higher Density 

Direct higher-density development 
into Surrey’s City Centre, Town 
Centres and Frequent Transit 
Corridors 
 
As Surrey responds to the challenges 
of urban growth, climate change and 
demo- graphic shifts, it will become 
increasingly important to align land 
uses and development densities with 
significant and high- quality public 
transit investments. Directing higher-
density residential and commercial 
development into Surrey’s City Centre, 
Town Centres and key locations along 
Frequent 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 residential and mixed-use development 

into Surrey’s City Centre, Town Centres, Ur- 
ban Centres, Skytrain Corridor Planning Areas 
along Frequent Transit Corridors (see Figure 
18) and in approved Secondary Plan areas, at 
densities sufficient to encourage commercial 
development and transit service expansion. 

 

A2.2 Direct major, regional-serving, trip-generating 
commercial and retail centres and major insti- 
tutional uses and facilities (e.g. health care, 
post-secondary education, government, rec- 
reation and culture) to locate within City 
Centre and along Frequent Transit 
Development Areas (FTDA) and not within 
Mixed Employment, or other areas. 

 

A2.3 Direct community-serving commercial and retail 
centres and institutional uses to locate within 
Town Centres in order to maximize their 
accessibility 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 
employment areas where there is no easily 
accessible transit. 

 

A2.5 Concentrate high-rise buildings taller than six 
storeys to within Surrey’s 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), Skytrain 
Corridor Planning Areas and within 400 
metres of existing or planned Rapid Transit 
stops, as shown in Figures 18 and 22. 

 

A2.6a  Ensure redevelopment along Frequent 
Transit Corridors, Frequent Transit 
Development Areas (FTDA) and Skytrain 
Corridor Planning Areas (Figure 22) are 
required to be sufficient enough to support 
rapid transit infrastructure investments. 
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Figure 18: Centres and Frequent Transit Areas and Corridors 
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A3 
Sensitive Infill 
Encourage infill development that is 
compatible with existing 
neighbourhoods 

Infill development includes “filling in” va- 
cant sites as well as replacing aging or un- 
der-utilized development within estab- 
lished neighbourhoods. Infill develop- 
ment, particularly in areas adjacent to ur- 
ban centres or major transit corridors, is an 
important component of accommodating 
Surrey’s growth in a sustainable manner; 
however, the nature, scale and character of 
infill development must be carefully 
managed and designed so that it contrib- 
utes positively to an established neigh- 
bourhood context. 

 
In order to meet Objective A3, the follow- 
ing policies apply: 

A3 POLICIES: 
General 

A3.1 Permit gradual and sensitive residential 
infill (see Figure 19) within existing neigh- 
bourhoods, particularly in areas adjacent to 
Town Centres, neighbourhood centres and 
transit corridors, in order to support 
significant transit improvements, 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 and natural and herit- 

age features in existing neighbourhoods, 
where possible, in order to preserve neigh- 
bourhood 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. 
Specifically, support including secondary 
suites into Single Family Zones where the 
size, depth and width of a lot supports the 
additional parking requirements of a 
secondary suite. 

 
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 
neighbourhoods. 
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A3 POLICIES: 
General (cont.) 

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. 

A3.8 Seek partnerships with other governments 
and public and non-profit agencies, including 
School District No. 36, to enhance commu- 
nity facilities and meeting places within 
existing neighbourhoods. 

 
A3.9 Conduct neighbourhood planning processes 

with local residents to determine the appro- 
priate density, scale, transition design, tran-
sportation improvements, style and charac-
ter of infill development within each neighb-
ourhood. 
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Figure 19: Defining Sensitive Infill 

Many planning documents, including this Official Community Plan, identify sensitive infill as an 
important element in accommodating future growth within existing residential urban neigh- 

bourhoods. Infill development is the process of developing vacant or under-used parcels with- 
in existing urban areas that are already largely developed. Defining “sensitive” can be difficult 
as it is community-specific and often reflects the values, design elements and visual identity 
held by existing residents. Although these values and identifiable qualities can change over 

time, generally speaking, sensitive infill uses the following development elements: 

1. Density Increases—tend to be small and not overly dramatic (e.g. allowing multiple second- 
ary suites or small clustered townhouse developments in single family neighbourhoods rather 

than large mass, multi-storey buildings) 

2. Housing Forms—tend to be similar in style and form (e.g. developing larger family homes with 
multiple units in a single family neighbourhood rather than small apartment buildings). 

3. Designs and Materials—tend to be similar in style with consistency in building materials (e.g. 
continued use of similar roof pitches, windows, colour palettes and finishing materials). 

4. Site Transitions—tend to transition building massing on the edges of development (e.g. 
stepping-down building edges to meet the heights of adjacent existing structures). 
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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 antici- 
pated in approved General Land Use Plans 
for specific areas of Surrey. These areas 
are within the Urban Containment Bounda- 
ry set out in the Metro Vancouver Regional 
Growth Strategy and are an important part 
of the Region’s growth management 
strate- gy. As land for new urban areas 
becomes more limited, it is increasingly 
important that development is carefully 
planned to be compact, to use urban land 
and public infra- structure efficiently, to 
preserve agriculture, and to encourage 
healthy lifestyles and transportation 
choices. 

 

In order to meet Objective A4, the follow- 
ing policies apply: 

A4 POLICIES: 
General 

A4.1 Plan and develop new neighbourhoods with an 
emphasis on compact forms of develop- ment 
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 

• support high-quality public transit invest- 

ments 

• use infrastructure efficiently 

• provide housing options 

• create local commerce and workplaces 

• provide amenities for residents. 

 
A4.3 Prevent urban development as well as the 

extension of City services that would encour- 
age subdivision in rural and suburban areas, 
except in accordance with approved Second- 
ary Plans, or in Local Improvement Areas. 
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A4 POLICIES: 
Secondary Plan Areas 

A4.4 Plan new urban neighbourhoods, in a sequen- 
tial 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 heritage 
resources, integrated stormwater manage- 
ment, servicing and traffic impacts, market 
analysis and other relevant information to 
ensure their effective consideration of the 
Neighbourhood Concept Plan process. 

 

A4.6  Support the initiation of new Neighbourhood 
Concept Plan processes where the following 
criteria can be demonstrated: 

• existing approved NCPs within the sub- 
ject General Land Use Plan area can 
accommodate less than five years of 
projected residential growth 
capacity 

• there is a demonstrated demand for 
new housing in a specific area of the 
City 

• there is demonstrated support for initiat- 
ing 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, including transit, 
in a logical and cost effective manner 
to service the proposed NCP area. 

 
A4.7 Engage the community in local planning pro- 

cesses through public meetings and Citizen 
Advisory Committees (CAC) made up of citi- 
zens representing the interests of local land- 
owners, surrounding neighbourhoods and 
the community-at-large. 

A4.8 Integrate servicing and financial strategies into 
Secondary Plans to ensure there are 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 appli- 

cations for rezonings, Development Permits or 
subdivisions only after Stage 1 of a Neighbour- 
hood 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: 

Introduction 

As a large and geographically diverse city, Surrey is made up of six communities fo- 

cused around their own urban centres (City Centre and five Town Centres) with individu- 

al and distinct neighbourhoods and local focal points. 

 

Surrey is committed to strengthening its City Centre and each Town Centre as the pri- 

mary focus for social life, culture and commerce within each of their surrounding com- 

munities. This Official Community Plan recognizes that each Town Centre is unique and 

encourages each to develop their own distinctive character and community function. In 

addition, Surrey’s City Centre is positioned as the primary social, cultural and commer- 

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

 

Surrey’s urban centres are shaped and connected by Frequent Transit Corridors which 

are appropriate locations for development intended to mutually 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 designed to be both internally focused towards local parks, schools and amenities, 

while also being linked into a city-wide network of parks, greenways and transportation 

corridors. 

 

 

THEME B: 

Objectives 

1. Strengthen Surrey’s City Centre as a dynamic, attractive and complete metropolitan 

core. 

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 

Strengthen Surrey’s City Centre, 

Town Centres and Neighbourhoods 

into a Connected Network of Vibrant, 

Sustainable and Liveable Places 

 

Sections 

B1 Dynamic City Centre 

 

B2 Distinctive Town Centres 

B3 Transit Corridors 

B4 Healthy Neighbourhoods 

B5 Memorable Features 

B6 Urban Design 



PLANSURREY 2013 | OFFICIAL COMMUNITY PLAN  

87 POLICIES—THEME B: CENTRES, CORRIDORS and NEIGHBOURHOODS 

 

  

B1 

Dynamic City Centre 

Strengthen Surrey’s City Centre as 

a dynamic, attractive and complete 

Metropolitan Core 

 

Surrey’s vision for its City Centre is of a 

Metropolitan Core planned as a primary 

focus for employment, services, higher- 

density housing, commercial, cultural, en- 

tertainment, mixed and institutional uses 

that is supported by an integrated rapid 

transit system. 

 

A strong, positive image will act as a cata- 

lyst for attracting greater attention to Sur- 

rey 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 leverage the private 

sector investments that provide compo- 

nents of a quality downtown experience for 

residents, workers and visitors. 

 

In order to meet Objective B1, the fol- 

lowing 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, as 

amended. 

 
B1.2 Build on existing strengths and amenities 

such as views, transportation connections, 

major public investments, public institu- 

tions, adjacent green spaces and natural 

and cultural heritage to provide a competi- 

tive business environment and distinctive 

and attractive Sense of Place for Surrey’s 

City Centre. 

 

B1.3 Concentrate the highest density of residen- 

tial and mixed-use development within Sur- 

rey’s 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 Sur- 

rey’s City Centre (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. 
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B1 POLICIES: 

Land Uses 

B1.5 Locate major institutional, cultural, social 

service and civic facilities in Surrey’s City 

Centre such as libraries, recreation facili- 

ties, visual and performing art spaces, en- 

tertainment spaces, 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 secondary businesses associated 

with them, to locate and expand within 

Surrey’s City Centre. 

 

B1.7 Support the expansion of a medical and 

health precinct in Surrey’s City Centre adja- 

cent to and around Surrey Memorial Hospi- 

tal. Support the growth of new businesses 

and services associated with the medical and 

health professions. 

 

B1.8 Develop and expand facilities designed for 

conventions and entertainment in Surrey’s 

City Centre to support the tourism, hospi- 

tality and hotel industries. 

 

B1.9 Encourage the growth of major retail and 

office development within Surrey’s City 

Centre that serves the region and capitaliz- 

es on transit access and a central location. 

 

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

tertainment facilities within Surrey’s City 

Centre, particularly movie theatres and in- 

door recreation venues. 

 

B1.11 Provide adequate and attractive public spaces 

and facilities to support major festivals, 

events and public gatherings. 

B1 POLICIES: 

Parks and Greenways 

B1.12 Develop fully accessible major urban parks, 

open spaces and public plazas in Surrey’s 

City Centre. 

B1.13 Provide for open spaces by including new 

neighbourhood parks and mini-plazas within 

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 Surrey’s City Centre and to 

Green Timbers Urban Forest. Support active 

transportation opportunities and allow resi- 

dents and workers to connect to nature in 

their neighbourhoods (e.g. BC Parkway pro- 

ject). 

B1.15 Augment public parks and plazas by sup- 

porting the provision of publicly-accessible 

outdoor spaces, such as plazas and gar- 

dens, within private sector development and 

in appropriate locations along public streets 

and walkways. 

 

G
a
te

w
a
y
 O

ff
ic

e
 T

o
w

e
r 

p
u
b

lic
 a

m
e
n

it
y 

s
p
a
ce

. 



PLANSURREY 2013 | OFFICIAL COMMUNITY PLAN  

87 POLICIES—THEME B: CENTRES, CORRIDORS and NEIGHBOURHOODS 

 

  

B1 POLICIES: 

Transit 

B1.16 Work with TransLink to focus and increase 

convenient, frequent and high-quality trans- 

it infrastructure and services within, to, and 

from, Surrey’s City Centre. 

 

B1.17 Ensure transit infrastructure and stations 

contribute to a high quality urban environ- 

ment by integrating development and 

transit station design and location. 

 

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

City Centre as a focus for transit services 

throughout the city and as a major transit 

hub for “South of the Fraser” communi- 

ties, including connections to other parts 

of the Metro Vancouver region. 

B1 POLICIES: 

District Energy 

B1.19 Continue to expand the City’s District Ener- 

gy system to service all new development 

in City Centre in an effort to improve hous- 

ing quality, provide energy resiliency and 

reduce greenhouse gas emissions. 

 
B1.20 Work with private property owners to con- 

nect existing City Centre development to 

the City’s District Energy system to reduce 

greenhouse gas emissions and provide 

existing developments with energy resili- 

ency. 

 

B1.21 Require new development in Surrey’s City 

Centre to be compatible with and able to 

connect to the Surrey District Energy sys- 

tem, as set out in the City of Surrey District 

Energy System By-law (as amended). 
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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, fosters the conven- 

ient and safe movement of pedestrians and 

cyclists and allows for the efficient move- 

ment of vehicles. 

 

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

grained network of public streets and green 

lanes in Surrey’s City Centre to support 

direct, pleasing and safe pedestrian and 

cycle movements and to distribute traffic 

efficiently. 

 

B1.24 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. 

 
 
 

B1.25 Design King George Boulevard through Sur- 

rey’s City Centre as a ‘Great Street’. Create 

an attractive pedestrian environment while 

also maintaining King George Boulevard as an 

important traffic and transit corridor. 

 

B1.26 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 the City Centre 

portion of King George Boulevard. 

 

B1.27 Ensure new and existing streets in Surrey’s 

City Centre accommodate as many street 

trees as possible. Redevelopment sites shall 

prioritize the provision of street trees through 

retention or new plantings and by taking 

steps to ensure planting conditions are 

suitable for long-term, healthy tree growth. 

Species chosen should be adaptable to 

increasingly warmer summer climates. 
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B1 POLICIES: 

Urban Design 

B1.28 Implement high architectural and urban 

design standards for development within 

Surrey’s City Centre and create a public 

realm that is safe, beautiful, active and vi- 

brant. 

 

B1.29 Enhance the identity and definition of Sur- 

rey’s City Centre by creating strong and 

memorable gateways. 

 

B1.30 Develop a dramatic and engaging Surrey 

City Centre skyline appropriate to a major 

regional downtown. Support the construc- 

tion of high-rise and landmark architecture 

buildings in appropriate locations. 

 

B1.31 Create comfortable, attractive, human- 

scaled streets at key locations, by using 

wide sidewalks, enhancing landscaping, 

adding quality street furniture and 

installing attractive, pedestrian-oriented 

lighting and public art. 

 

B1.32 Ensure individual developments integrate 

and coordinate building orientation, circula- 

tion systems and landscaping elements 

with adjacent sites. 

 

B1.33 Reduce the number and size of large sur- 

face parking lots in Surrey’s City Centre, 

particularly those located between a build- 

ing and a street. Support zero-lot line de- 

velopment in City Centre to create pedes- 

trian-friendly, urban-based development 

designs. 

 

B1.34 Consider opportunities to reduce parking 

requirements where developments are 

well-served by frequent transit service. 

B1 POLICIES: 

Housing Diversity 

B1.35 Address the integrated affordable housing 

and social service needs of vulnerable resi- 

dents in Surrey’s City Centre, in partner- 

ship with Provincial government agencies, 

BC Housing, the Fraser Health Authority 

and the non-profit sector. 

 

B1.36 Support a balanced demographic commu- 

nity in Surrey’s City Centre by maintaining a 

diversity of housing types and unit sizes, 

including housing for seniors and families 

with children. 

 

B1.37 Retain and increase the supply of afforda- 

ble rental housing in City Centre, including 

larger units that accommodate families. 

 

B1.38 Support the retention of detached housing 

in Urban-designated neighbourhoods with- 

in the City Centre Plan area while discour- 

aging 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 

distinctive, social, cultural and 

commercial centre of its 

community 

 

Town Centres serve the commercial, recre- 

ational, cultural and social needs of local 

residents and visitors and have a sufficient 

residential density to support urban ser- 

vices. Concentrated residences and ser- 

vices such as shops, offices, institutions 

and cultural and entertainment uses allow 

for efficient pedestrian and cycling transpor- 

tation networks, as well as a frequent public 

transit network. The density of develop- 

ment investment in centres also allows di- 

verse, 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, 

Fleetwood, Newton, Semiahmoo and Clo- 

verdale) (as shown on Figure 20) as the 

primary centre for its community, the loca- 

tion of higher intensity urban development, 

and the location of community-serving civic, 

cultural, social and recreational facilities. 

Support the City Centre as the Town Cen- 

tre 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 precedence. 

 

C
lo

ve
rd

a
le

 T
o

w
n
 C

en
tr
e/

 



PLANSURREY 2013 | OFFICIAL COMMUNITY PLAN  

87 POLICIES—THEME B: CENTRES, CORRIDORS and NEIGHBOURHOODS 

 

  

 

Figure 20: Town Centres 
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City Centre serves as a hub 

for rapid transit and fre- 

quent bus service and is 

the focus of significant high 

density residential and 

commercial development 

intended to accommodate 

75,000 people by 2041. 

Extensive civic develop- 

ment has also taken place 

including a new Stadium, 

Senior’s Centre, RCMP E 

Division Office, Hospital 

Outpatient Care Facility and 

Emergency Room expan- 

sion. Additionally, city- 

wide cultural events are 

held in City Centre such as 

Surrey’s Winterfest and the 

ever-popular Fusion Festi- 

val. 

Guildford Town Centre is 

characterized by overall 

low-density commercial 

development, a few stand- 

alone high density com- 

mercial developments and 

older, walk-up style apart- 

ment buildings. Higher 

density residential and 

commercial development 

is expected to increase 

given its proximity to the 

Trans Canada Highway 

(Highway #1). 
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The Newton Town Centre 

hosts a variety of land 

uses including civic and 

recreational facilities, 

transit, retail, commercial, 

light industrial and medi- 

um-to-high density resi- 

dential. This Town Cen- 

tre will accommodate 

higher commercial and 

retail densities in conjunc- 

tion with the extension of 

rapid transit infrastructure 

along King George Boule- 

vard. 

Surrey’s Fraser Highway is 

designated as a Frequent 

Transit Corridor. This des- 

ignation, coupled with the 

rapid growth of multiple 

family residential in the 

area, has increased the 

need to expand commer- 

cial uses within the Fleet- 

wood Town Centre and to 

accommodate higher resi- 

dential densities in those 

areas that would directly 

benefit from the extension 

of rapid transportation 

infrastructure. 
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Cloverdale Town Centre 

is the heart of a commu- 

nity with a very rich his- 

torical past. With one of 

Surrey’s more recogniza- 

ble main streets, Clo- 

verdale Town Centre has 

the advantage of using its 

distinctiveness to attract 

investment and remain a 

viable and important area 

for Surrey and Cloverdale 

residents alike. 

The Semiahmoo Town 

Centre is vibrant and pe- 

destrian-friendly with a 

mix of shopping, ser- 

vices, entertainment and 

amenities. Expanding all 

of these elements and 

increasing residential 

densities is the intended 

vision for Semiahmoo 

while also sustaining the 

unique character of South 

Surrey’s Town Centre. 
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B2 POLICIES: 

Land Uses 

B2.4 Support economic and cultural vitality in 

Surrey’s Town Centres by encouraging 

higher-density residential and retail devel- 

opment. 

 

B2.5 Locate community-serving commercial 

uses in Surrey’s 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 Surrey’s Town Centres to support 

compact employment areas so as to re- 

duce the need for multiple trips to access 

these services. 

 

B2.7 Plan Surrey’s Town Centres to accommo- 

date a wide range of households through- 

out their life cycle, including multi-genera-

tional households, 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 Surrey’s Town Centres. 

 

B2.9 Locate special city-wide facilities such as 

museums, tourist destinations, specialized 

open spaces or public facilities within Sur- 

rey’s Town Centres, where it is appropriate 

to do so, and where it also provides a dis- 

tinct 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 Sur- 

rey’s existing Town Centres. 

B2 POLICIES: 

Transportation 

B2.11 Ensure that Surrey’s Town Centres are 

well- connected to adjacent 

neighbourhoods by creating a fine grain 

network of local streets. Support walking, 

cycling, transit use and vehicle access to a 

Town Centre from nearby neighbourhoods. 

 

B2.12 Consider opportunities to reduce parking 

requirements within Surrey’s Town Centres 

that are well-served by rapid transit and fre- 

quent bus service. 

 

B2.13 Discourage auto-oriented development such 

as drive-thrus and large-format retail, within 

Surrey’s Town Centres. 

 

B2.14 Encourage underground parking and provide 

landscaped open spaces and pedestrian 

environments in place of surface parking. 

 

B2.15 Connect Surrey’s Town Centres with one 

another and with Surrey’s 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 of Sur- 

rey’s Town Centres, consistent with its 

community context, by building on existing 

natural and cultural assets. Enhance each 

of Surrey’s Town Centre’s distinctiveness 

by: 

• Promoting, preserving and enhancing 

unique characteristics such as archi- 

tectural styles, built and natural herit- 

age, 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 and de- 

fining design style by coordinating the 

use of signs, banners, public art, pav- 

ing materials and patterns, street 

trees, street lights and site furnish- 

ings 

• Emphasizing a high standard of urban, 

landscaping and architectural design 

• Identifying and implementing brand- 

ing and beautification efforts. 

B2 POLICIES: 

Parks and Greenspace 

B2.17 Develop a central, universally-accessible 

urban park in each of Surrey’s Town Cen- 

tres. Where possible, locate the park adja- 

cent to community facilities (e.g. libraries 

and recreation centres) and design and pro- 

gram it for community events and gather- 

ings. 

 

B2.18 Use linear corridors, walkways, greenways, 

streets and other functional open spaces to 

connect the public to private outdoor spaces 

such as plazas and squares. 

 

B2.19 Link Surrey’s Town Centre parks and open 

spaces to the city-wide network of green- 

ways. 
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B3 

Transit Corridors 

Support Transit Oriented Develop- 

ment along major corridors linking 

urban centres and employment 

areas 
 

Transit Oriented Development (TOD) fo- 

cuses on creating compact, complete ur- 

ban neighbourhoods with higher density 

mixed uses that align with and support 

frequent transit service. TOD helps to re- 

duce greenhouse gas emissions by sup- 

porting active and public transportation 

choices and relieves congestion on busy 

streets by reducing reliance on the auto- 

mobile. In order to develop a transit- 

oriented city, it is important to locate high- 

er density development in appropriate lo- 

cations along existing and proposed Fre- 

quent Transit Corridors. 

 
In order to meet Objective B3, the follow- 

ing policies apply: 

B3 POLICIES: 

General 

B3.1  Support higher-density residential, commer- 

cial and mixed-use development in appropri- 

ate locations along existing and planned 

Frequent Transit Corridors and Skytrain Cor- 

ridor Planning Areas (see Figure 22) outside 

of Surrey’s Town Centres. 
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Figure 21: Frequent Transit Development Types 
 

 
For the purposes of the policies represented in this OCP, the following classifications apply: 

 

Frequent Transit Development Areas 

These areas are located outside of Town Centres (as shown on Figure 9) where higher densities 

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

Official Community Plan. 

Frequent Transit Corridors 

These are urban areas located along TransLink’s Frequent Transit Network (as shown on Figure 22). 

Rapid Transit Station Areas 

These areas are urban nodes generally located within 800 metres of existing or planned rapid transit 

stations. 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. 
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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 (see Figure 22), particularly within 

400 metres of existing or planned Rapid 

Transit stops and within Skytrain Corridor 

Planning Areas. 

 

B3.3 Support redevelopment opportunities for 

medium-density, street-oriented, mixed- 

use infill within identified Frequent Transit 

Development Areas (see Figure 9), that is 

sensitive to the character of existing resi- 

dential areas (see Figure 19). 

 

B3.4 Encourage the retention and development 

of affordable housing along transit corri- 

dors, particularly along Frequent Transit 

Corridors (see Figure 22), and within exist- 

ing or planned Rapid Transit Station Areas 

(urban nodes located within 400 m of an 

existing or planned rapid transit station). 

 

B3.5 Ensure that densities along Frequent 

Transit Corridors and within FDTA and 

Skytrain Corridor Planning Areas are suffi- 

cient to support rapid transit infrastructure 

investments. 

 
B3.6 Define appropriate land uses and densities 

for areas along Frequent Transit Corridors, 

including in Skytrain Corridor Planning Are- 

as, (as shown in Figure 22) through a com- 

munity engagement and consultation pro- 

cess. These processes may result in defin- 

ing additional FTDAs within Surrey. 

B3 POLICIES: 

Urban Design 

B3.7 Orient new buildings to directly face and 

front onto streets along all transit corridors, 

providing convenient access to residences 

and businesses from transit routes. 

 

B3.8 Ensure safe, convenient and universally- 

accessible pedestrian and cycle access from 

adjacent neighbourhoods to bus stops and 

transit stations. 

 

B3.9 Encourage development that supports in- 

creased transit, pedestrian and cycle use 

along existing or planned Frequent Transit 

Corridors, including in Skytrain Corridor Plan- 

ning Areas, by: 

• Creating attractive public places at ma- 

jor arterial intersections and/or major 

development sites that are accessible 

to the public and serve as neighbour- 

hood 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 (see Figure 22). 

 

B3.10 Ensure development in Skytrain Corridor Plan- 

ning Areas (Figure 22) is designed to create 

vibrant streetscapes that contribute to com- 

plete and sustainable communities and neigh- 

bourhoods. 
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Figure 22: Frequent Transit Corridors 
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B4 

Healthy 

Neighbourhoods 

Build complete, walkable and 

green neighbourhoods 
 

Complete, walkable and green neighbour- 

hoods provide opportunities for working, 

living and recreating 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 convenient transportation alterna- 

tives and offer accessible natural areas. 

 

The City of Surrey is committed to plan- 

ning and supporting neighbourhoods that 

provide a high quality of life, promote 

healthy living, provide opportunities for 

social connections and that sustain a 

healthy natural environment. 

 
In order to meet Objective B4, the follow- 

ing 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 

(see Figure 19). 

 

B4.2  Plan and design urban neighbourhoods 

with sufficient densities to support a high- 

quality transit system that is accessible to 

most residents. 

 

B4.3  Clearly define neighbourhood centres, in- 

cluding 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 by 

encouraging innovative and flexible forms 

of housing to support a diversity of house- 

hold sizes and composition and rental 

opportunities. 

 

B4.6 Direct higher residential densities to loca- 

tions within walking distance of neigh- 

bourhood 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 

order to facilitate a safe, welcoming, pub- 

lic streetscape and public realm. 

 

B4.8 Maintain an attractive, pedestrian-friendly 

streetscape by requiring detached hous- 

ing, 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 

increase visibility into those areas and to 

increase the amenity features for those 

residences. 

 

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 by 

including local-oriented shopping, services, 

schools and amenities within easy walking 

and cycling distance in order to reduce de- 

pendency on private vehicles. 

 

B4.12 Include small-scale offices and community 

spaces in neighbourhood centres that are 

well serviced by transit. Support retrofit- 

ting existing commercial spaces to accom- 

modate childcare centres. 

 

B4.13 Design and manage public facilities such as 

schools, community halls and recreation 

centres 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 School District 

No. 36 to locate schools where they are 

safely and conveniently accessible by walk- 

ing, cycling and public transit. Locate com- 

munity parks in conjunction with school 

sites near the heart of each neighbour- 

hood. 

 

B4.16 Work in partnership with School District 

No. 36 so that schools serve as after- 

school and weekend multi-purpose 

centres and gathering places for local 

neighbour- hood activities. 

 

B4.17 Plan neighbourhoods in consultation with 

School District No. 36 to ensure that urban 

development and population growth is con- 

sidered in the planning of new, appropriate- 

ly-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 Retain and enhance attractive and unique 

neighbourhood characteristics by: 

• Using landscaping or gateway features 

to define or enhance existing or poten- 

tial neighbourhood boundaries 

• Appropriately and sympathetically in- 

terfacing areas between new develop- 

ment and existing neighbourhoods 

• Developing guidelines to enhance the 

unique features of activity centres. 
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B4 POLICIES: 

Nature and Green 

B4.22 Provide residents with visual and physical 

access to natural areas by establishing trail 

systems that connect Surrey’s neighbour- 

hoods with natural areas. 

 

B4.23 Maintain natural ecosystem connections 

within neighbourhoods by minimizing road 

crossings through natural habitat corridors 

and riparian areas. 

 

B4.24 Protect and retain significant trees, forest 

stands and other natural features within 

new and existing neighbourhoods. 

 

B4.25 Incorporate natural open drainage systems 

and green infrastructure features into neigh- 

bourhood plans. 

 

B4.26 Encourage developers of neighbourhoods to 

pursue certification through LEED-ND 

(Neighbourhood Development) or similar 

“green development” programs. 

B4 POLICIES: 

Street and Walkways 

B4.27 Design local streets to allow multiple 

modes of travel and enhanced pedestrian 

and cy- cling opportunities. Wherever 

feasible, sidewalks and treed boulevards 

shall be located on both sides of all streets. 

 

B4.28 Support the easy, fluid, unobstructed move- 

ment of pedestrians throughout urban areas 

by planning local street networks using a 

finer-grained, modified grid pattern (as 

shown on Figure 23) and by strongly dis- 

couraging walled and gated neighbour- 

hoods. 

 

B4.29 Where necessary, provide pedestrian con- 

nections mid-block or through private and/or 

strata developments to facilitate neighbour- 

hood access to transit stops, shops, local 

services and amenities. Connect on-site 

pathways on private property with public 

walkways and streets. 

 

B4.30 Consider implementing traffic calming 

methods and devices, where warranted, 

with an emphasis on elementary schools. 

 

B4.31 Limit direct access to arterial roads by sup- 

porting the use of rear lanes to provide pri- 

vate property vehicle access. 
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Figure 23: Finer Grained 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 signifi- 

cant part of this transformation involves creating a finer grained road network, particularly within Sur- 

rey’s City Centre or downtown core. Supporting this finer grained 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 encourage inefficient vehicle movements by supporting the use of a few large arteri- 

al roads for a majority of vehicle circulation. A finer grained network allows for more even distribu- 

tion of traffic throughout smaller local roads and allows for pedestrians and cyclists to move about 

with significantly more options and conveniences. 

The proposed street network for Surrey’s City Centre (shown below) illustrates the increase in 

choice available to all transportation modes when a finer grained network is utilized, allowing for a 

more diverse and healthy community fabric of services, commercial ventures and amenity opportuni- 

ties. 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 
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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 recog- 

nizable, unique or particular identity. Sur- 

rey’s Sense of Place is a product of its lo- 

cation within the lower Fraser Valley 

where the natural landscape is defined by 

the wide, mostly flat, agricultural lowlands 

of the Little Campbell, Nicomekl and Ser- 

pentine River valleys, framed by upland 

areas with wooded escarpments. Memo- 

rable views are available from many loca- 

tions within Surrey and along linear, treed, 

road corridors. Key views into Surrey from 

across the Fraser River and from the major 

bridges include the Fraser River shoreline 

with a wooded North Slope escarpment 

and an emerging City Centre skyline. 

These features are particularly important 

to retain as Surrey continues to grow. The 

City is committed to identifying, retaining 

and protecting significant landscapes, his- 

toric centres and places and the built and 

natural features that provide Surrey its 

Sense of Place. 

 

In order to meet Objective B5, the follow- 

ing 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 and support public outreach and edu- 

cation programs that protect, enhance and 

increase awareness of Surrey’s neighbo- 

urhoods and their natural and built features.
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B5 POLICIES: 

Gateways and Corridors 

B5.3 Identify distinctive and high-quality entranc- 

es and gateways into Surrey through land- 

scape 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 throughout 

Surrey by protecting native vegetation and 

significant trees, avoiding blank walls and 

outdoor storage in development and by 

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 gath- 

ering places as an amenity for Surrey resi- 

dents. Consider the following as significant 

views to promote: 

• Mt Baker and the North 

Cascade Mountains 

• 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 

Rivers 

• The wooded escarpments along the 

Fraser River (North Slopes), the Semi- 

ahmoo Peninsula (Ocean Park Bluffs) 

and the agricultural lowlands 

• The City Centre skyline 

• Boundary Bay-Roberts Bank-Sturgeon 

Bank (Fraser River Estuary) Important 

Bird Area. 
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B5 POLICIES: 

Rivers and Escarpments 

B5.7 Enhance the natural character of riverbanks 

and shorelines in Surrey, in consultation 

with and subject to, the jurisdiction of rele- 

vant 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, in consultation with the agricultural 

community, and with the approval of the 

Agricultural Land Commission, along the 

Nicomekl, Serpentine and Little Campbell 

Rivers and their tributaries. 

 

B5.9 Work with businesses using the Fraser 

Riv- er to enhance the industrial character 

and shoreline image of the Fraser River. 

Use riparian enhancements and the 

planting of native vegetation, including 

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 maintaining road cross-sections 

specific to the area. 

 

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 dykes for rec- 

reational cycling or walking. 

 

B5.14 Protect and enhance the character of the 

agriculture/urban interface by retaining natu- 

ral landscape features and planting appropri- 

ate landscape buffers between urban devel- 

opment and agricultural operations. 
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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 significant 

roads include: 

• Crescent Road 

• Harvie Road 

• Old McLelland Road 

• 56 Avenue (new McLelland Road) 

along Panorama Ridge 

• Fraser Highway through Green Tim- 

bers Urban Forest 

• Semiahmoo Trail 

• Old Yale Road 

• Hyland Road. 

 
 
 

 
B5.16 Protect identified heritage and significant 

trees throughout the City during road works 

projects and adjacent to land development, 

including those areas along King George 

Boulevard and Semiahmoo Trail. 
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B6 

Urban Design 

Encourage beautiful and sustaina- 

ble urban design 
 

Urban Design involves the arrangement of 

publically-accessible spaces and the struc- 

tures within and around these spaces in- 

cluding streets, plazas, parks and public 

infrastructure, privately-owned building fa- 

cades and gardens. Urban design is con- 

cerned with the creation of a physical envi- 

ronment 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 ur- 

ban environment and strengthening the 

Sense of Place of Surrey’s diverse neigh- 

bourhoods. 

 

In order to meet Objective B6, the follow- 

ing 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 DP1 of the Implementation Sec- 

tion of this Official Community Plan. 

 

B6.2  Integrate principles of urban design into the 

planning of neighbourhoods and centres 

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 adja- 

cent sites 

• Maximizing safety and comfort 

• Integrating, connecting and maximiz- 

ing access for all users 

• Promoting vibrant, active and pedes- 

trian-friendly public and private envi- 

ronments 

• Providing diversity, choice and variety 

within a coherent, consistent physical 

environment 

• Designing for flexibility of uses and 

resiliency 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 communi- 

ty, 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 

• Placing 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 adjacent 

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 drive- 

ways between buildings and public 

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 publicly-accessible spac- 

es with animation and interesting features 

and activities including programmed events, 

art installations, performances, ceremonies, 

festivals, street markets and unstructured 

social interactions. 

 

B6.8 Create opportunities for unstructured play 

for children. 

 

B6.9 Create opportunities for interactive and en- 

joyable public plazas by using furniture, ban- 

ners, signs, interactive public art, heritage 

interpretation, paving patterns, vibrant col- 

ours 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 23). 

 

B6.11 Provide wide sidewalks, bike lanes and 

treed boulevards to create a safe and more 

attractive streetscape. 

 

B6.12 Where feasible, encourage on-street park- 

ing to support retail viability. 

 

B6.13 Ensure street widths and designs facilitate 

safe and convenient pedestrian travel. 

B6 POLICIES: 

Innovative Design 

B6.14 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 institution- 

al sites 

• Green roofs, walls and screen plant- 

ings that are integrated into buildings 

and structures 

• Sustainable rainwater management 

features 

• Use of native plants for landscaping, 

including coniferous species. 
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B6 POLICIES: 

Comfort, Accessibility and Safety 

B6.15 Maximize public access to sunlight by man- 

aging and shaping the mass, setback, 

height and bulk of new development. 

 

B6.16 Consider human scale and comfort by 

providing continuous weather protection, 

where feasible. 

 

B6.17 Ensure universal accessibility within the 

public realm by fully integrating accessibility 

and adaptable design into buildings, site 

development and public spaces. 

 

B6.18 Where there is underground parking, en- 

sure it is safe and accessible. 

 

B6.19 Consider planting shade trees, particularly in 

areas with extensive hard surfaces, to pro- 

vide shade, increase comfort and reduce 

heat island effect. 

 
 
 

 
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 

crossing distances and boulevard separa- 

tion from traffic are considered during de- 

velopment. 
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THEME C: 

Introduction 

Infrastructure provides the systems and networks that connect a city and supports the 

functions of contemporary urban life. In this Official Community Plan, the definition of in- 

frastructure 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 net- 

works 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 in- 

frastructure by emphasizing low-impact development and construction practices, extend- 

ing the safe and useful lifespan of public infrastructure assets, minimizing waste and inef- 

ficiency, and designing and managing streets, parks and greenways to encourage active 

transportation (walking and cycling) and to enhance environmental health. 

 

 

THEME C: 

Objectives 

1. Develop efficient and adaptable infrastructure systems. 

2. Provide a comprehensive transportation network that offers reliable, convenient and 

sustainable 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 equitable and integrated network of civic and recreational facilities to sup- 

port community and neighbourhood life. 
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THEME C: 
INFRASTRUCTURE 

AND FACILITIES 

Develop Complete and Sustainable 

Parks, Public Infrastructure and 

Transportation Systems 

 
 

Sections 

C1 Adaptable, Greener 

Infrastructure 

 

C2 Transportation 

 

C3 Parks and Greenways 

 

C4 Civic and Recreation Facilities 
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C1 

Adaptable, Greener 

Infrastructure 

Develop efficient and adaptable 

infrastructure systems 

Surrey residents enjoy a high level of mu- 

nicipal services (e.g. water, drainage, liquid 

and solid waste and energy supply) which 

contribute significantly to a high quality of 

life. The provision and maintenance of 

these service demands are detailed in Sur- 

rey’s 10-year Engineering Servicing Plan. 

 

Surrey emphasizes a sustainable approach 

to managing its infrastructure systems in- 

cluding: 

• 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 consump- 

tion 

• Using ‘green’ and natural stormwater in- 

frastructure components to minimize lo- 

cal ecosystem impacts 

• Supporting District Energy systems to 

help reduce long term energy costs 

• Planning for infrastructure to support fu- 

ture development. 

 
In order to meet Objective C1, the City will: 

 
C1 POLICIES: 

General 

C1.1 Maintain a 10-year Engineering Servicing Plan 
(as amended) 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 intensification 

in order to use existing infrastructure sys- 

tems efficiently and to minimize the costs of 

new utility infrastructure. 

 

C1.3 Coordinate infrastructure upgrades and sys- 

tem extensions with land use and density 

requirements to ensure cost effective urban 

development. 
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C1 POLICIES: 

Water 

C1.4 Provide, operate and maintain the City’s wa- 

ter distribution system (see Figure 24) in sup- 

port of the goals and objectives of Metro Van- 

couver’s Drinking Water Management Plan 
(as amended). 

 

C1.5 Encourage the use of development practices, 

landscaping designs 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 support 

their new development. 

 

C1.7 Support land owners and senior levels of gov- 

ernment to protect groundwater resources 

and aquifers from contamination. 

C1 POLICIES: 

Stormwater 

C1.8 Provide, operate and maintain the City’s storm- 

water drainage system (see Figure 25) in sup- 

port of the goals and objectives of Metro Van- 

couver’s Integrated Liquid Waste Resource 
Management Plan (as amended). 

 

C1.9 Complete Integrated Stormwater Management 

Plans (ISMP) for each watershed catchment in 

the City as a crucial step to the management of 

the natural environment in conjunction with land 

use and infrastructure planning. 

 

C1.10 Protect natural watercourses from encroaching 

development and enhance and improve where 

necessary. 

 

C1.11 Plan and implement appropriate on- and off- 

site stormwater management practices and 

facilities that support development and meet 

the water quality and biodiversity needs of 

the watershed. 

 

C1.12 Support alternative stormwater management 

techniques such as drainage infiltration, ab- 

sorbent landscaping, pervious pavements and 

natural area preservation that more closely 

reflect natural drainage systems and pre- 

development hydrological conditions. 

 

C1.13 Continue dialogue with senior levels of gov- 

ernment regarding floodplain management, 

dyking standards and sea level rise strategies 

for vulnerable areas. 

 

C1.14 Continue to implement and manage the Stra- 
tegic Plan for Lowlands Flood Control (as 

amended) for the Serpentine River and Ni- 

comekl River floodplains in an effort to sup- 

port agricultural production in these areas. 

 

C1.15 Require developers to pay for stormwater 

extensions or system upgrades needed to 

support their new development. 
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Figure 24: Water Distribution Infrastructure 
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Figure 25: Stormwater Infrastructure 
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C1 POLICIES: 

Sanitary Sewer 

C1.16 Provide, operate and maintain the City’s sani- 

tary sewer system (see Figure 26) in support 

of the goals and objectives of Metro Vancou- 

ver’s Integrated Liquid Waste and 
Resource Management Plan (as amended). 

 

C1.17 Require new development within Neighbour- 

hood Concept Plan areas to demonstrate cost 

-effectiveness prior to approving any up- 

grades or extensions to the sanitary sewer 

system. 

 

C1.18 Ensure that development provides the sani- 

tary sewer extensions or system upgrades 

necessary to support new development. 

 

C1.19 Work with Metro Vancouver and neighbour- 

ing communities to control and ultimately 

eliminate Sanitary Sewer Overflows (SSO) 

from the regional sanitary sewer system. 

C1 POLICIES: 

Solid Waste 

C1.20 Provide solid waste services in Surrey accord- 

ing to Metro Vancouver’s Integrated Solid 
Waste and Resource Management Plan 
(as amended). 

 

C1.21 Participate with partners, including Metro 

Vancouver, non-profit organizations and the 

private sector to promote cost-effective and 

sustainable waste reduction and diversion 

initiatives and practices. 

 

C1.22 Reduce solid waste produced by Surrey resi- 

dents, commercial and industrial operations 

and construction activities through recycling, 

home composting, curbside pick-up re- 

strictions and public promotion and educa- 

tion. 

 

C1.23 Reduce the energy needed for waste dispos- 

al by encouraging private development to 

accommodate composting and recycling facil- 

ities in multi-family and commercial develop- 

ments. 

 

C1.24 Support the co-location of industrial uses so 

that the waste from one can be used as a 

resource by another. 

 

C1.25 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 

initiatives. 

 

C1.26 Work with senior levels of government to 

move toward prohibiting non-essential, non- 

recyclable materials, products and packaging 

in manufacturing and product distribution. 
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Figure 26: Sanitary Sewer Infrastructure 
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C1 POLICIES: 

Energy 

C1.27 Consider energy efficiency in community 

planning and building design. Support land 

uses, development plans, transportation and 

utility infrastructure, building forms and ener- 

gy alternatives that increase energy efficiency 

and conservation in a sustainable manner. 

 

C1.28 Work closely with BC Hydro and other utility 

companies to coordinate planning and devel- 

opment of electricity and utility infrastructure 

to ensure project efficiencies, to minimize 

costs and to reduce public nuisance. 

 

C1.29 Advance the implementation of District Ener- 

gy Systems (see Figure 26a) to provide ther- 

mal energy to new and existing buildings to 

improve community energy resilience, facili- 

tate the use of renewable energy sources and 

reduce greenhouse gas (GHG) emissions. 

 

C1.30 Focus the initial development of District Ener- 

gy systems to Surrey’s City Centre. Consider 

the feasibility of using District Energy sys- 

tems along high-density corridors and in Sur- 

rey’s Town Centres. 

 
 
 
 

C1.31 Encourage innovative ways to produce, sup- 

ply, store and conserve energy at the commu- 

nity, neighbourhood and building levels. Ex- 

plore and identify opportunities to use appro- 

priate energy sources to satisfy energy de- 

mands. 

 

C1.32 Promote the use of renewable energy 

sources through energy demonstration pro- 

jects. 

 

C1.33 Retrofit city facilities over time to increase 

energy efficiency by incorporating low-impact 

renewable energy sources into building and 

construction practices. 

 

C1.34 Encourage upgrading of existing buildings 

during alterations, additions or redevelopment 

to accommodate infrastructure for solar hot 

water and/or electric vehicle charging sta- 

tions. 

 

Figure 26a: District Energy Systems 

BL 18650 
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C1 POLICIES: 

Other Utilities 

C1.35 Ensure the appropriate interface between 

land uses and utility corridors, including elec- 

trical transmission corridors and oil and gas 

Rights-of-Way. 

 

C1.36 Ensure the coordination of land use planning 

with the provision of essential utility infra- 

structure including telecommunications and 

energy networks. 

 

C1.37 Develop and implement policy on the appro- 

priate location, design criteria and neighbour- 

hood integration of communications infra- 

structure in consultation with neighbourhoods 

and the communications industry. 

C1 POLICIES: 

Implementation 

C1.38 Ensure Development Cost Charges (DCCs) 

are sufficient to fund all growth-related re- 

quirements included in the 10-Year 

Engineer- ing Servicing Plan (as amended). 

Require developers to finance the utility 

system im- provements that are necessary 

to accommo- date their new development. 

 

C1.39 Use alternative financing tools such as DCC 

Front-Ending Agreements and Development 

Works Agreements to assist the develop- 

ment community in providing DCC-eligible 

infrastructure necessary to service urban de- 

velopment. 

 

C1.40 Recognize that neighbourhoods will continue 

to have different standards and levels of ser- 

vice for street lights, sidewalks, drainage and 

parks and that retrofitting will be considered 

on a limited basis for high priority areas or in 

areas experiencing significant redevelopment 

through infill or intensification. New develop- 

ment will be required to meet current stand- 

ards or standards specified within Neighbour- 

hood Concept Plan areas. 

 

C1.41 Provide opportunities for existing properties 

to improve their local infrastructure through 

the use of Local Area Servicing Agreements. 

 

C1.42 Ensure long-term infrastructure sustainability 

by establishing financial plans and reserves to 

ensure adequate long-term funding exists for 

the maintenance and replacement of the 

City’s infrastructure systems. 
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C2 

Transportation 

Provide a comprehensive transpor- 

tation network that offers reliable, 

convenient and sustainable 

transportation choices 
 

Transportation plays a role in almost all 

aspects of people’s lives and is essential 

for people to access employment, educa- 

tion, shopping, recreation and social and 

cultural destinations in a safe, affordable, 

environmentally-friendly and efficient way. 

 

The City’s vision for transportation is artic- 

ulated in the Transportation Strategic Plan, 

which sets the foundation for delivering a 

quality, sustainable and integrated trans- 

portation system and which recognizes 

that: increasing mode choice and reducing 

reliance on the car are key components of 

a sustainable, balanced system; and that 

transportation is integrally connected to 

land use. 

 

Extending rapid transit to link Surrey’s 

Town Centres with its City Centre is a key 

component of the City’s transportation vi- 

sion. This vision also includes working 

with the regional transportation authority 

and senior governments to fully integrate 

Surrey’s existing SkyTrain and transit infra- 

structure along three key corridors in order 

to shape the development of transit- 

oriented centres and neighbourhoods. 

 

In order to meet Objective C2, the City 

will: 

C2 POLICIES: 

General 

C2.1 Implement the actions contained in the Trans- 
portation Strategic Plan (as amended), in order 

to achieve its objectives of: 

• Efficiently managing, maintaining and 

improving a transportation system for all 

modes 

• Promoting alternative and sustainable 

travel choice and providing better acces- 

sibility to jobs, education, health and 

recreation 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 

transportation and land uses to reduce 

the need for travel and to support trips 

by sustainable modes. 

 

C2.2  Plan and develop Surrey’s transportation sys- 

tem with a regional perspective, considering 

Metro Vancouver’s Regional Growth Strategy 
(RGS). Coordinate with the strategic and oper- 

ational plans of TransLink and the Ministry of 

Transportation and Infrastructure. 

 

BL 19801 
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C2 POLICIES: 

General (cont.) 

C2.3 Achieve a balanced transportation network by 

considering the needs of road users in the 

following order: 

1. Pedestrians 

2. Transit users 

3. Cyclists 

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 employment are- 

as. 

 

C2.5  Encourage development patterns, densities 

and designs that support transit services and 

that promote efficient walking and cycling. 

 

C2.6 Ensure that Surrey’s transportation network is 

planned and designed to support existing and 

future land uses and densities by providing 

transportation alternatives, including rapid 

transit, to improve infrastructure efficiencies. 

 

C2.7  Consider modifying infrastructure require- 

ments to respond specifically to special con- 

siderations such as crossing riparian areas or 

significant tree retention. 

C2 POLICIES: 

Roads 

C2.8  Maintain road classifications including arterial, 

collector and local roads (see Figure 27) to 

provide a sufficient street network to facilitate 

mobility within and across Surrey. 

 

C2.9  Maintain appropriate street standards and road 

cross-sections to provide consistency in de- 

sign. 

 

C2.10 Retain existing, and identify future, Rights-of- 

Way and/or other parcels of land that may be 

needed for future transportation corridors. 

 

C2.11 Ensure adequate Rights-of-Way are estab- 

lished to accommodate existing and future 

transportation needs for pedestrians, cyclists, 

transit services, vehicle travel, goods move- 

ment, boulevards (including street trees) and 

drainage and utility service corridors, as illus- 

trated in the Major Road Allowance Map of 

Surrey’s Subdivision and Development By-law, 

as amended. 

 

C2.12 Manage the safe and efficient performance of 

existing transportation infrastructure systems 

before widening roads. Focus on prioritizing 

the completion of missing strategic links. 

 

C2.13 Coordinate the planning of the City’s arterial 

street system with major regional roads and 

provincial highways to facilitate regional links 

while minimizing traffic impacts on Town Cen- 

tres and neighbourhoods. 

 

C2.14 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 27: Major Road Classifications 
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C2 POLICIES: 

Roads (cont.) 

C2.15 Reduce the impacts of transportation infra- 

structure on the natural environment including 

watercourses, vegetation, trees, agriculture 

and conservation lands by: 

• Reducing the amount of stormwater 

runoff that enters watercourses from 

roads by capturing pollutants and sedi- 

ments before they enter the natural en- 

vironment 

• Pursuing the greening and planting of 

trees along streets and pathways 

• Providing wildlife passages at key loca- 

tions as identified in the Biodiversity 
Conservation Strategy (as amended) 

• Modifying road layouts and cross sec- 

tions, where feasible, to protect signifi- 

cant trees and natural areas. 

 

C2.16 Implement traffic calming measures such as 

signage, alternative paving, narrower roads, 

traffic circles, curb bulges, speed humps and 

speed tables, where warranted, to further en- 

hance neighbourhood safety. 

C2 POLICIES: 

Walking 

C2.17 Develop a safer, more convenient and fully 

accessible pedestrian network by implement- 

ing Surrey’s Walking Plan (as amended), in- 

cluding: 

• 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 stations and exchanges, 

schools, parks, community facilities and 

neighourhood commercial areas 

• Considering and addressing issues of 

urban design, universal access, sustaina- 

bility, public health and public safety in 

development proposals 

• Ensuring City inter-departmental collabo- 

ration to promote and support active 

transportation. 

 

C2.18 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 interesting for 

pedestrians. 

 

C2.19 Where creating smaller blocks is not feasible, 

use public walkways and Rights-of-Way to 

effectively link residential areas to neighbour- 

hood amenities such as transit stops, shops, 

parks, schools and greenways. 
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C2 POLICIES: 

Walking (cont.) 

C2.20 Ensure that development sites plan for and 

provide multiple and direct pedestrian con- 

nections linking to adjacent public streets, 

particularly connecting to transit stops. 

 

C2.21 Include sidewalks on all new streets and im- 

prove existing streets by adding sidewalks, 

on a priority basis, as budgets permit and as 

opportunities arise, with priority given to lo- 

cations with high pedestrian activity. 

 

C2.22 Promote a positive pedestrian experience by 

designing, constructing and maintaining side- 

walks and walkways with sufficient width, 

curb separation, appropriate surfacing, adja- 

cent street trees and adequate lighting. Con- 

sider adding street furniture and weather 

protection amenities, where appropriate, to 

enhance pedestrian comfort. 

 

C2.23 Identify, promote and implement safer walk- 

ing and biking routes to neighbourhood 

schools through the use of traffic signals, 

crosswalks and traffic calming features. 
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C2 POLICIES: 

Transit and Passenger Rail 

C2.24 Collaborate with TransLink and senior gov- 

ernments to plan and implement the expan- 

sion and extension of rapid transit in Surrey 

including: 

• Linking City Centre with Guildford 

Town Centre and Highway No. 1 

(Trans Canada) along 104 Avenue 

• Linking City Centre through Fleet- 

wood Town Centre and Cloverdale to 

Langley City along the Fraser High- 

way 

• Linking City Centre from Newton 

Town Centre along King George 

Boulevard 

• Bus Rapid Transit (BRT) along King 

George Boulevard between Highway 

No. 10 (56 Avenue) and Semiahmoo 

Town Centre, as shown in Figure 28. 

 

C2.25 Continue to work with TransLink to improve 

transit service in Surrey, including: 

• Implementing the South of Fraser 
Area Transit Plan (as amended), in- 

cluding the extension of rapid transit 

and frequent bus services along iden- 

tified “Frequent Transit Network” 

corridors (see Figure 28) 

• Improving existing bus service by in- 

creasing the frequency and hours of 

service on existing routes 

• Implementing transit priority enhance- 

ments such as reserved transit lanes, 

“queue-jumping” lanes, transit priori- 

ty signals, and express transit ser- 

vices 

• Improving the safety, convenience, 

attractiveness 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 

provided. 

 
 
 
C2.26 Protect the former BC Hydro ‘inter-urban’ 

rail corridor Right-of-Way for future potential 

as a passenger rail corridor extending from 

Surrey into the Fraser Valley. 

 

C2.27 Advocate support for a Surrey-based stop 

on the Canada/US passenger rail line route. 

 

C2.28 Explore opportunities for the long-term relo- 

cation of the rail corridor along the Semi- 

ahmoo Bay and Boundary Bay waterfront to 

a more direct inland corridor. 
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Figure 28: Frequent Transit Networks 
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C2 POLICIES: 

Cycling 

C2.29 Plan, implement and maintain a complete, city 

-wide system of bike lanes, designated bike 

routes and multi-use pathways in accordance 

with the Surrey Cycling Plan and the Surrey 

Greenways Plan (as amended). 
 

C2.30 Provide continuous, convenient and direct 

cycle access to major destinations within Sur- 

rey to encourage cycling as a viable alternative 

to driving, and to provide a healthy, alternative 

mode of transportation for Surrey residents 

(see Figure 29). 

 

C2.31 Integrate and connect on-street cycle routes 

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

with off-street recreational cycling such as 

multi-use pathways, greenways and park 

trails. 

 

C2.32 Incorporate cycling routes, convenient bicycle 

parking, storage and end-of-trip facilities into 

public and private developments. 

 

C2.33 Locate bicycle-supportive activities, facilities 

and features at or near rapid transit stations, 

bus exchanges or at appropriate locations 

along transit corridors. 
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Figure 29: Cycle Routes 
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C2 POLICIES: 

Goods Movement 

C2.34 Collaborate with senior levels of government 

and TransLink to improve efficiencies along 

strategic goods movement corridors, includ- 

ing those accessing Port facilities, Internation- 

al Border crossings, rail lines and major river 

crossings, in order to support economic de- 

velopment. 

 

C2.35 Complete a grid road pattern consisting of 

arterial and major collector roads that link all 

areas of Surrey (see Figure 27). Support the 

movement of goods throughout the city by 

relying on established Designated Truck 

Routes (see Figure 30). 

 

C2.36 Reduce potential conflicts by considering the 

location of goods movement and designated 

truck routes, including designated dangerous 

goods corridors, in the planning and approval 

of new residential development. 

 

C2.37 Reduce the impact of truck traffic noise on 

neighbourhoods by maintaining and enforcing 

existing and designated truck routes (see Fig- 

ure 30) and by using setback reductions, land- 

scaping installations and building orientation 

and acoustical upgrades. 

 

C2.38 Ensure the loading and on-site access of 

goods delivery vehicles is considered in con- 

junction with overall urban development site 

design. 

 

C2.39 Encourage Federal and Provincial initiatives to 

achieve grade separation at railway crossings 

to improve safety and reduce delays and train 

whistle noise impacts. 
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Figure 30: Goods Movement 
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C2 POLICIES: 

Transportation Demand Management 

C2.40 Support and promote Transportation Demand 

Management (TDM) measures and initiatives 

that result in changes to transportation 

modes, trip reductions, Single Occupancy 

Vehicle use reductions and a shift in travel 

behavior such as: 

• Carpooling 

• Car-sharing 

• Parking management 

• Alternative transportation information 

• High-occupancy vehicle lanes. 

 

C2.41 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 ve- 

hicles. 

 

C2.42 Promote alternatives to car travel by improv- 

ing access to safe and convenient walking 

and cycling opportunities, including conven- 

ient access to transit stops. 

 

C2.43 Collaborate with TransLink and other Metro 

Vancouver local governments on regional 

Transportation Demand Management (TDM) 

initiatives. 

C2 POLICIES: 

Parking 

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 en- 

sure appropriate parking is provided to sup- 

port sustainable land uses and to promote 

sustainable transportation (e.g. provide elec- 

tric vehicle charging stations). 

 

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

ments for off-street parking provisions in or- 

der to support capital projects, in appropriate 

locations, that provide new transit infrastruc- 

ture and centralized parking facilities. 
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C2 POLICIES: 

Implementation 

C2.47 Require the preparation of a Transportation 

Impact Study for new significant develop- 

ments 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 the means needed to reduce 

reliance on property taxes to fund transporta- 

tion improvements by establishing secure, 

sustainable and predictable funding streams 

and by securing additional funding through 

federal, provincial and private agency grant 

programs. 
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C3 

Parks and Greenways 

Maintain an integrated 

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 imprinted on the physical form of the 

city and in the minds of residents. To build 

on this identity and meet evolving objec- 

tives for active transportation, Surrey envi- 

sions connecting green spaces and com- 

munity destinations with off-road pedestri- 

an and bicycle pathways. 

 

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

of public parkland and has several signifi- 

cant regional parks maintained by Metro 

Vancouver. These parks provide excellent 

opportunities for residents and visitors to 

enjoy healthy lifestyles as well as orga- 

nized and informal activities. 

 

The City of Surrey is committed to devel- 

oping a comprehensive network of green- 

ways 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 equitable distribution and access to 

high quality public parks and greenways 

throughout Surrey (see Figures 31 and 34). 

 

C3.2 Maintain 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 (as amended) by supporting a 

parkland provision ratio of 4.2 ha of park per 

1,000 residents, in the following categories 

(see Figure 32): 

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

• Community Parks (1.0 ha per 1,000 

residents) 

• Neighbourhood Parks (1.2 ha per 1,000 

residents) 

• Nature Preserve and Habitat Corridors 

(0.8 ha per 1,000 residents). 

 

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

ment program that balances acquisitions, de- 

velopment and operations, provides a process 

and criteria for capital improvement project 

selection and emphasizes creative and flexible 

financing strategies. 
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Figure 31: Parks 
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Figure 32: Park Types 

The Parks, Recreation and Culture Strategic Plan identifies different categories of parks within 

Surrey and what their intended roles are for serving the recreational, cultural and environmen- 

tal protection needs of Surrey’s residents. Classifying these parks helps determine how addi- 

tional spaces can be acquired over time. 

City Parks: 
embody the identity and image of the city and are readily recognizable by residents as places for 

city-wide celebration and activity; or are of unique natural significance. Festivals and cultural events 

occur at these parks while still leaving opportunities for day-to-day informal use. Bear Creek, Cres- 

cent and Redwood Parks are examples of City Parks. 

 

Community Parks: 
contain amenities that attract residents from outside of their immediate neighbourhood. Are often 

the focus for special events and large-scale active recreation and can be comprised of sports fields, 

natural areas and passive amenities. 

 

Neighbourhood Parks: 
are intended to serve the needs, and be within walking distance, of an immediate neighbourhood. 

May be a small, local park, a linear park connection with pathways leading to a larger park or other 

neighbourhood amenity, or they may be a mini-plaza or plaza in a high density area. Neighbourhood 

Parks adjacent to elementary schools often also include playgrounds as a community use. 

 

Nature Preserves/Habitat Corridors: 
vary in size and are used to protect the intrinsic value of natural areas for biodiversity conservation 

and habitat connectivity. Examples include riparian corridors, steep slopes, flood plains, terrestrial 

corridors, significant tree stands and large habitat hubs. Some public access is available through 

trails and viewpoints but the primary function is for preservation, not recreation. 
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C3 POLICIES: 

Parks Acquisition and Planning 

C3.5 Maintain a parks acquisition program that 

defines acquisition tools and that targets 

potential sites for the following priorities: 

• growing neighbourhoods with a limited 

supply of park land and other public- 

accessible open spaces 

• natural areas and habitat corridors for 

the protection, preservation and restora- 

tion of habitat and ecosystem features 

• linear waterfront access rights to shore- 

lines 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 deter- 

mined that parks and other open spaces and 

linkages may be required to serve the com- 

munity’s needs for recreation, conservation 

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 resi- 

dents. 

 
 
 
 

C3.8 Monitor land use proposals in Town Centres 

and Secondary Plan areas to ensure that: 

• land is provided for park purposes suffi- 

cient to meet anticipated demand 

• opportunities for improvement of exist- 

ing park land are identified 

• usable, on-site public and semi-private 

open space is provided, on development 

sites. 

 

C3.9 Create large destination parks, such as Green 

Timbers Urban Forest Park, and waterfront 

parks along the Fraser River, that function as 

city-wide and regional attractions. 

 

C3.10 Utilize the City’s available information on bio- 

diversity conservation to target the acquisition 

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 community 

gathering places. 

 

C3.12 Develop and maintain sports field complexes 

throughout the city to ensure adequate and 

equitable access for sports groups. Ensure 

the provision of sports facilities are appropri- 

ate to the local community context. 

 

C3.13 Provide recreational access to the Fraser Riv- 

er and Boundary Bay waterfronts through 

parkland acquisition and trail development. 
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C3 POLICIES: 

Parks Acquisition and Planning (cont.) 

C3.14 Provide mini-parks and plazas within walking 

distance of residential areas in dense urban 

communities (e.g. City Centre and Town Cen- 

tres) where population growth makes it diffi- 

cult to meet per capita park provision stand- 

ards. 

 

C3.15 Work toward providing a park within walking 

distance (400-600 m) from all multiple family 

residences. 

 

C3.16 Promote the importance of older, larger com- 

munity Heritage Parks, (e.g. Elgin, Port Kells 

and Redwood Heritage Parks) as an ongoing 

physical reminder of the historic 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 neighbour- 

hood parks with elementary school sites and 

the planning of community parks with sec- 

ondary school sites. Parkland and adjacent 

school sites should share open space and 

facilities to promote safety, accessibility and 

space and land use efficiencies. 

 

C3.19 Work toward entering into Joint Use Agree- 

ments with School District No. 36 to guide 

coordinated park programming and mainte- 

nance. 

 

C3.20 Collaborate with Metro Vancouver and neigh- 

bouring municipalities to ensure the delivery 

of complimentary and coordinated parks and 

greenway systems. 

C3 POLICIES: 

Parks Development 
 

C3.21 Design and develop new parks in consultation 

with neighbourhood residents so that facili- 

ties and uses are appropriate to neighbour- 

hood context and with ecological objectives. 

 

C3.22 Implement the recommendations of Surrey’s 

Dog Off-Leash Area Strategy (as amended) to 

balance the needs of dog owners 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 or greenways are located adja- 

cent to agricultural areas, ensure the protec- 

tion of agriculture and the efficient and viable 

operations of farms by using fencing, barrier 

plantings and setback restrictions to 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 (as amended) (see Figure 33). 

 

C3.26 Develop an integrated network of recreational 

greenways and multi-use paths that connect 

Town Centres, major parks, schools, transit 

facilities, community destinations and neigh- 

bourhoods (see Figure 34). Link to regional 

destinations and greenways, in accordance 

with Surrey’s Parks, Recreation and Culture 
Strategic Plan, Cycling Plan, Walking Plan 
and the Greenways Plan (as amended). 

 

C3.27 Work with other government organizations to 

promote access and to complete a regional 

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 charac- 

ter within Surrey’s City Centre and Town Cen- 

tres, 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 using amenities 

such as benches, viewpoints, public art instal- 

lations, heritage markers, shelters, infor- 

mation 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. 
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Figure 33: 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 community. 

The greenway network creates an interconnection between major parks, natural areas and recreation facili- 

ties. 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, economic 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 

users to engage with and perceive the physical, social and natural details of their community, contributing to 

spiritual 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 

protect 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 tour- 

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

simultaneously 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 presented 

themselves. Gaps in the system remain that the City is working on completing (see Figure 34). Connecting 

gaps will continue to take place over time and in conjunction with adjacent development opportunities. Once 

complete, Surrey’s Greenway Network will span the entire city, to and from, all four corners. 
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Figure 34: Greenways Network 
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C3 POLICIES: 

Greenways (cont.) 

C3.32 Provide a safe user environment by incorporat- 

ing Crime Prevention Through Environmental 

Design (CPTED) principles into the planning, 

construction, assessment and maintenance of 

greenways, including the consideration of sur- 

rounding land uses, lighting and signage. 

 

C3.33 Pursue universal accessibility throughout the 

greenway network by considering the needs 

of all users regarding pathway grades, surface 

materials, traffic signals and signage. 

 

C3.34 Review greenways proposed to pass through 

the Agricultural Land Reserve (ALR) with the 

Surrey Agriculture and Food Security Advisory 

Committee (AFSAC) and with the Agricultural 

Land Commission (ALC) prior to any applica- 

tion being submitted to the Agricultural Land 

Commission. 

 
 

 

C3.35 Ensure environmental protection where green- 

ways are located along or through sensitive 

ecosystems or where they cross watercours- 

es and/or Riparian Areas. 

 

C3.36 Implement interim measures such as using 

existing sidewalks, road shoulders, park trails 

and local roads as temporary greenways con- 

nections until full implementation of the net- 

work is completed. 
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C3 POLICIES: 

Implementation 

C3.37 Use all available tools to acquire or gain ac- 

cess to land for park and recreational use, in- 

cluding donations, bequests, long-term leases, 

joint use agreements, Development Cost 

Charges (DCC), subdivision Cash-in-Lieu pay- 

ments, density bonusing and amenity contri- 

butions. 

 

C3.38 Pursue the conveyance of riparian areas to the 

City of Surrey through the subdivision and 

development process in order to ensure the 

consistent management of natural environ- 

mental values in Riparian corridors. 

 

C3.39 Establish and maintain funding mechanisms 

such as parkland DCCs, amenity contributions 

and parkland impact fees to support the acqui- 

sition and development of parkland that 

serves the needs of residents in new 

develop- ments. 

 

C3.40 Utilize property or funds collected through the 

required five percent (5%) subdivision park- 

land dedication to secure land suitable for pub- 

lic recreation such as active and passive park- 

land, playgrounds and pathways. 

 

C3.41 Secure and implement the greenways net- 

work through both public and private invest- 

ment, including City capital works programs 

(e.g. parks, streets, drainage and utilities) and 

through the land development process. 

 

C3.42 Pursue public ownership of greenway align- 

ments; where this is not feasible, secure pub- 

lic access on greenways by using easements 

or Statutory Rights-of-Way across private 

property. 
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C4 

Civic and Recreation 

Facilities 

Provide an equitable and integrat- 

ed network of civic and recreation- 

al facilities to support community 

and neighbourhood life 

Surrey has developed a growing inventory 

of civic facilities that span a range of pur- 

poses and that support and enrich the so- 

cial and cultural life of the community. 

These include: the Surrey Museum, Sur- 

rey Art Gallery, heritage sites, recreation 

centres that provide space for community 

meetings, child care services, educational 

programs and cultural expression, commu- 

nity-based arts and culture spaces, libraries 

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 in- 

cludes City Hall, the Civic Plaza and the 

Central City Library and provides a new 

focal space for community life. Each 

Town Centre also includes community 

and recreation centres that are 

appropriate to the unique needs of each 

community. 

 

In order to meet Objective C4, the City 

will: 

C4 POLICIES: 

General 

C4.1 Develop a comprehensive plan that identifies 

how civic facilities will be adequately provided 

throughout Surrey in order to meet the needs 

of the City. These facilities should include 

recreation centres, community centres, librar- 

ies, cultural facilities, police and fire facilities, 

municipal works yards and government build- 

ings (see Figure 35, 46, 47 and 49). 

 

C4.2 Maintain and expand existing community rec- 

reation 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 ener- 

gy efficiency and renewable energy systems 

in all City facilities in order to reduce 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 facilities, 

including the integration of public art installa- 

tions. 
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Figure 35: 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 loca- 

tions in existing Town Centres and emerging 

neighbourhood centres. 

 

C4.6  Plan public community recreation centres that 

are sensitively integrated into their communi- 

ty and neighbourhood context. 

 

C4.7  Co-locate indoor and outdoor facilities, where 

feasible, so that recreation facilities and sites 

are safe, efficiently used and maintained and 

provide a focus and meeting place for all de- 

mographic groups. 

 

C4.8  Locate new recreation centres so they are 

easily and safely accessible from surrounding 

neighbourhoods by walking, cycling and trans- 

it. 

 

C4.9  Develop facility plans and design programs for 

community recreation centres in consultation 

with user groups and local communities. 

C4 POLICIES: 

Other Civic Facilities 

C4.10 Plan for new and expand existing Fire Halls in 

response to urban growth and development 

to provide adequate emergency response 

times as set out in the Surrey Fire and Res- 
cue Service Master Plan (as amended). 

 

C4.11 Coordinate with the Surrey RCMP to locate 

community policing facilities within each of 

Surrey’s Town Centres and in emerging popu- 

lation centres, to ensure operational efficien- 

cy and community access to police services. 

 

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 emerging popula- 

tion centres such as Clayton and Grandview, 

in order to ensure wide public access to Sur- 

rey’s library branches. 

 

C4.13 Continue to expand heritage facilities, (e.g. 

the Surrey Museum) and performing and visu- 

al arts facilities (e.g. Surrey Art Gallery). Pur- 

sue the development of cultural facilities in 

Surrey’s City Centre and in South Surrey to 

compliment existing arts and heritage facili- 

ties 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. 

 

C4.15 Consider opportunities to integrate space for 

community groups, non-profit organizations, 

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 facili- 

ties 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 using incentives such as bonus 

density provisions for private-sector develop- 

ment, to deliver space for community facili- 

ties such as cultural space, childcare space 

and community meeting space in appropriate 

locations and specifically within Surrey’s 

Town Centers. 
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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 contains 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 significant natural 

ecosystems. 

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

ment. 

3. Encourage and implement greener development and building practices to improve water, air, 

soil and habitat quality. 

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

ing climate. 
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THEME D: 
ECOSYSTEMS 

Protect and Enhance Healthy 

Ecosystems and Practice Sustainable 

Development 

 

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, enhance and 

manage Surrey’s biodiversity 

and network of significant 

natural ecosystems 
 

The foundation of ecosystem management 

is the identification and protection of sensi- 

tive and significant ecosystems. The pro- 

tection 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 network that conserves 

natural ecosystem values and functions 

and that sustains clean air and water. The 

GIN provides a wide array of benefits to 

people and wildlife and helps 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 (as 

amended) to guide the management and pro- 

tection of Surrey’s diverse ecosystems. 
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D1 POLICIES: 

Green Infrastructure Network 

D1.2 Establish plans, strategies and policies to pro- 

tect, enhance and manage the Ecosystem 
Management Strategy (as amended) Green 

Infrastructure Network (GIN) as shown in Fig- 

ure 36 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 natu- 

ral environment as detailed in DP3 of 

the Implementation Section of this OCP. 

 

D1.3 Identify and continue to work toward identify- 

ing and protecting sensitive fisheries zones 

including aquatic habitats, wetlands and ripari- 

an areas as defined in conjunction with other 

agencies and as shown in Figure 37. 

 

D1.4 Preserve riparian areas and watercourses in 

their natural state and link them with upland 

natural areas to develop a connected network 

of natural areas throughout Surrey. 

 

D1.5 Facilitate wildlife movement and habitat pro- 

tection by conserving, enhancing and promot- 

ing 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 coverage to 

maximize Surrey’s tree canopy and reach the 

target goal of 40 percent (40%) canopy cover- 

age for the entire city 

 

D1.7 Develop and implement strategies for protect- 

ing and enhancing biodiversity throughout 

Surrey, such as: 

• Employing conservation tools, for ex- 

ample, covenants, eco-gifting programs 

and land trusts and incentives, to en- 

courage 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 (as amend- ed) 

and other regulatory by-laws to achieve 

the City’s conservation objec- tives 

• Encouraging the clustering of develop- 

ment to achieve conservation objec- 

tives 

• Using natural buffers to manage transi- 

tions between development and Con- 

servation/Recreation designated lands. 

 

D1.8  Encourage and promote the planting of na- 

tive vegetation and trees on public and pri- 

vate property to increase overall tree canopy 

coverage and to enhance wildlife populations 

and habitat quality. 

 

D1.9 Encourage ecological restoration of riparian 

and/or significant natural areas to improve 

stream health, to support biodiversity and to 

improve ecological health of the Green Infra- 

structure Network. 
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BL 19364 

 

Figure 36: EMS Green Infrastructure Network (GIN) 
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Figure 37: Fish Watercourse Classifications 
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D1 POLICIES: 

Partnerships and Education 

D1.10 Support and partner with senior governments, 

Metro Vancouver and other local govern- 

ments and agencies to protect sensitive eco- 

systems in Surrey. 

 

D1.11 Work cooperatively with the farming commu- 

nity 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 stakeholders groups such as wa- 

tershed stewardship groups, environmental 

groups and the City’s Environmental Sustain- 

ability Advisory Committee (ESAC), to identify 

opportunities to enhance biodiversity at all 

levels. 

 

 

 
 

D1.13 Continue to develop programs and infor- 

mation supplements that raise public aware- 

ness and understanding about ecosystem 

planning and management. 

 

D1.14 Develop educational and instructional pro- 

grams that help property owners understand 

how to retain natural vegetative cover and 

how to use native and drought resistant 

plants. 

 

D1.15 Use Surrey’s Environmental Sustainability 

Advisory Committee (ESAC) to provide input 

and advice on environmental issues in rela- 

tion to City policies and initiatives. 
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D1 POLICIES: 

Implementation 

D1.16 Incorporate the protection and restoration of 

ecosystems and biodiversity into all Second- 

ary Plans and Local Area Plans. 

 

D1.17 Consider biodiversity objectives in the design 

and review of all capital projects and the re- 

view of all development applications. 

 

D1.18 Incorporate wildlife habitat considerations into 

capital project planning and construction in- 

cluding using narrower roads, wildlife bridges 

or large culvert underpasses, where feasible. 

 

D1.19 Use Development Permit Guidelines to re- 

duce night light pollution in urban areas. 

 

 

 
 

D1.20 Investigate the use of financial tools as a way 

to protect significant natural hubs and sites 

within Surrey’s Green Infrastructure Network. 

 

D1.21 Explore mechanisms to facilitate a fair and 

equitable distribution of the costs of managing 

ecosystems and biodiversity in Surrey. 

 

D.22 Incorporate bird-friendly designs and material 

specifications into Development Permit Guide- 

lines to help reduce window collisions and 

bird deaths in urban areas. 
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D2 

Hazard Lands 

Reduce exposure to natural haz- ards 

through the appropriate loca- tion and 

design of development 
 

Natural hazards include such forces as 

flooding, landslides, land erosion, seismic 

movements and wildfires that threaten 

public safety and property. These hazards 

pose a greater concern in certain areas 

than others due to slope stability, soil con- 

ditions, floodplain elevations and proximity 

to sources of risk. Locating and designing 

development to reduce the risk of expo- 

sure to natural hazards is a key component 

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 natu- 

ral hazards including flood-prone hazard 

lands and steep or unstable slopes (see 

Figure 38 and Figure 39) 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 (see DP2 of 

the Implementation Section of this OCP). 

 

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 devel- 

opment and capital projects on slopes steep- 

er than 20 percent (20%). The location and 

boundaries of known Steep Slope Hazard 

Lands are shown conceptually (see Figure 

38). These approximate locations may be 

revised with additional study or as develop- 

ment proceeds. 

 

D2.5 Designate Development Permit areas and 

implement Development Permit Guidelines 

for development within Steep Slope Hazard 

Lands, including mitigating measures or re- 

strictions (see DP2 of the Implementation 

Section of this OCP). 

 
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. De- 

velopment will only be supported if it can be 

shown by a Qualified Professional that no 

detrimental impact is being placed on adja- 

cent lands or on the proposed development 

itself. Where it is demonstrated by a Quali- 

fied Professional that development may oc- 

cur on steep slopes, the developer shall pro- 

vide the City with a Save Harmless Cove- 

nant. Development must proceed in strict 

compliance with the recommendations of 

the geotechnical report. 
 

D2.7 Require geotechnical investigations where 

potentially unstable soils are encountered 

during development. Reports by a Qualified 

Professional are to determine the extent of 

the expanse of soils and make recommenda- 

tions to eliminate or mitigate any potential 

hazards. 
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Figure 38: 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 Fra- 

ser, Serpentine, Nicomekl and Little Camp- 

bell Rivers, as revised from time to time (see 

Figure 39). 

 

D2.9 Permit development in areas subject to flood 

hazards only when it is demonstrated by a 

Qualified Professional that the proposal 

meets current flood protection requirements, 

at the time of development, with respect to 

proposed uses, building materials and re- 

quired building elevations (see DP2 of the 

Implementation Section of this OCP). A Save 

Harmless Covenant indemnifying the City is 

required for all development within flood 

prone areas. 

 

 

 

D2.10 Consider and prepare for the projected im- 

pacts of climate change on flood hazard are- 

as 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 development and a 

reduced percentage of overall mature tree 

cover. 

 

D2.11 Continue working toward meeting Agricultur- 

al and Rural Subsidiary Agreement (ARDSA) 

standards for flood protection in agricultural 

low land areas within the city. 
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Figure 39: Flood Prone Hazard Areas 
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D3 

Greener Site 

Development 

Encourage and implement greener 

development and building practic- 

es to improve water, air, soil and 

habitat quality 

 

“Greener development” is a term that 

de- scribes when buildings, other 

structures and site works, such as 

plazas, walkways, parking areas, 

drainage systems and land- scaping, are 

constructed to incorporate and enhance 

natural ecosystems and process- es to a 

greater extent than conventional 

development. Examples of greener 

build- ings include those that are heated 

or cooled using renewable energy 

sources that are constructed using 

recycled materi- als 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, 

permeable pavement and parking areas, 

site lighting that uses renewable en- 

ergy sources or plantings of native 

trees, and shrub communities that 

reduce the need for irrigation and pest 

control. 

 
The City of Surrey is committed to 

implementing 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 

construction that minimizes impacts on 

the natural environment and that 

enhances environmental sustainability. 

 

D3.2 Develop and promote educational 

materials and programs for developers, 

homeowners and professionals to 

encourage greener development and 

building practices. 
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D3 POLICIES: 

Site Development 

D3.3 Maximize the retention of existing native 

vegetative cover on development sites to 

help provide environmental benefits by con- 

trolling development-caused erosion and 

runoff. 

 

D3.4 Encourage the planting of native plants 

adapted to local soil and water conditions to 

enhance local wildlife habitat, micro-climates 

and air quality. 

 

D3.5 Use and install wildlife-supporting plant com- 

munities that provide food, nutrients and 

habitat. 

 

D3.6 Support sustainable development practices 

that reduce site erosion, maintain water qual- 

ity, base flows and natural flow patterns for 

any receiving watercourses by limiting creek 

erosion, avoiding flooding and protecting 

aquatic habitats. 

 

D3.7 Support site development that employs 

Best Management Practices that maximizes 

on- site infiltration of runoff and minimizes 

the extent of impermeable surfaces. 

 

 

 
 

D3.8 Require adequate control of sedimentation 

and erosion in runoff water during construc- 

tion and ensure all facilities designed for ero- 

sion and sediment control meet the Surrey 
Erosion and Sediment Control By-law (as 

amended). 

 

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 sus- 

tain site landscaping. 

 

D3.10 Require the implementation of strategies for 

reducing construction waste and maximizing 

the reuse and recycling of construction ma- 

terial. 
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D3 POLICIES: 

Buildings 

D3.11 Incorporate facilities for composting and recy- 

cling into development to reduce waste. 

 

D3.12 Encourage innovative housing and building 

design to achieve energy conservation, water 

conservation, waste reduction and green- 

house gas (GHG) reduction. 

 

D3.13 Integrate sustainable building features such 

as green roofs, green walls, rain gardens, on- 

site infiltration, clean energy systems, re- 

duced light pollution, energy efficient build- 

ings and wastewater recycling as well as 

community gardens into the design of build- 

ings and sites. 

 

D3.14 Encourage the reduction, reuse and recycling 

of domestic water through appropriate site 

landscaping and building design technology. 

D3 POLICIES: 

Implementation 

D3.15 Use the full range of tools available under the 

Local Government Act (as amended) to pro- tect 

Surrey’s ecosystems including, but not 

limited to, Development Approval Infor- 

mation Areas and Development Permit Areas 

and Guidelines, for the protection and man- 

agement of the natural environment (see II(d) 

and II(e) of the Implementation Section of 

this OCP). 

 

D3.16  Evaluate and monitor development perfor- 

mance through the use of a sustainable de- 

velopment checklist to encourage greener 

development and building practices and to 

measure progress towards benchmarks for 

sustainability (see Implementation Section 

IV: Sustainability Indicators of this OCP). 

 

D3.17 Consider development incentives that sup- 

port more energy efficient green develop- 

ment and building practices. 
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D4 

Energy, Emissions and 

Climate Resiliency 
 

Design a community that is energy- 

efficient, 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 win- 

ters with increasing flooding from the season- 

al inundation 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 dyking and flood control infra- 

structure; 

 the possibility of higher freshet 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 sources, includ- 

ing hydroelectricity. 

 

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 recog- 

nizes the need to adapt to the inevitable ef- 

fects of climate change in a flexible and pre- 

cautionary manner in order to protect public 

safety, infrastructure 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 Surrey’s 

Community Energy and Emissions Plan and 

Corporate Emissions Action Plan (as amend- ed). 

 

D4.2a Reduce Surrey’s GHG emissions (see Figure 

40) from non-agricultural and non-industrial 

activities to net-zero before 2050. 

 

D4.2b Show corporate leadership by demonstrating 

best practices in climate change mitigation by 

reducing City of Surrey corporate GHG emis- 

sions to absolute zero 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 promoting the 

implementation of programs and policies that 

reduce energy use associated with transpor- 

tation, utilities and buildings. 

 

D4.5 Promote the development and implementa- 

tion of alternative financing strategies and 

mechanisms to address financial barriers as- 

sociated with additional costs for efficiency 

and/or use of renewable energy. 

D4 POLICIES: 

Buildings 

D4.6 Minimize GHG emissions from buildings by 

using incentives and by encouraging building 

design and construction to exceed the BC 
Building Code (as amended) energy efficiency 

standards. 

 

D4.7 Support building designs that allow for mixed 

use, combining work and living spaces to 

reduce the need to travel for employment 

purposes. 

 

D4.8 Consider programs that advance the con- 

struction of energy-efficient development and 

encourage the use of, or provide incentives 

for, energy efficient retrofits in existing com- 

mercial, institutional and residential buildings. 

 

D4.9 Support building and landscaping designs 

that increase energy efficiency by encourag- 

ing developers to take building orientation 

and the local climate into consideration (e.g. 

passive solar building design) as part of the 

overall development and site design. (See 

DP1 of the Implementation Section of this 

OCP.) 

 

D4.10 Explore implementing requirements for new 

developments to accommodate 

infrastructure for solar hot water and/or 

electric vehicle charging stations. 
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Figure 40: 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) emis- 

sions from human activities, primarily the burning of fossil fuels and the methane released from agri- 

cultural 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 weath- 

er events and the devastation of British Columbia’s forests (e.g. pine beetle infestation). If uncon- 

trolled, it is predicted that warming could lead to the mass extinctions of one third of the planet’s spe- 

cies. 

Transportation accounts for approximately 62% of GHG emissions in Surrey while buildings systems 

account for approximately 35%. Land use policies can influence transportation impacts through densi- 

ty and form of development while design and construction practices can make a significant impact on 

the energy required 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, 

defined as: 

Mitigation : policy, regulatory or project-based measures that contribute to the stabilization or reduc- 

tion of greenhouse gas concentrations in the atmosphere. Renewable energy programs, 

energy efficiency frameworks and substitution of fossil fuels are examples of climate 

change mitigation measures. lso 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 accom- 

modate changing precipitation 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 build- 

ings, sustainable energy systems and alternative transportation modes. Higher development densi- 

ties, 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 appropriate agen- 

cies, including BC Hydro and Fortis BC, to 

determine neighbourhood-level projections 

and assessments of future energy use. Iden- 

tify opportunities for energy efficiency im- 

provements, energy conservation and use of 

renewable energy technologies. 

 

D4.12 Use development and design review applica- 

tions, as well as Development Permit Guide- 

lines, to implement energy policies supportive 

of community-based energy systems. 

 

D4.13 Develop policy that supports the evaluation of 

a development based on its projected levels 

of energy consumption and greenhouse gas 

emissions (GHG), including options for alter- 

native energy supply such as District Energy 

and on-site generation of renewable energy. 

D4 POLICIES: 

Transportation 

D4.14 Reduce GHG emissions within Surrey by 

focusing on the following: 

• encouraging land use patterns that re- 

duce vehicle use 

• advocating for improved vehicle efficien- 

cies including enhanced tailpipe and 

vehicle emission standards 

• supporting the expanded use of alterna- 

tive fuel vehicles 

• developing programs that work to elimi- 

nate unnecessary idling 

• actively promoting transportation alter- 

natives through a range of Transporta- 

tion Demand Management measures 

including parking management 

• continuing to work with TransLink to 

improve transit service. 
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D4 POLICIES: 

Energy Supply 

D4.15 Promote the use of low-carbon, renewable 

energy sources to reduce reliance on fossil 

fuels and enhance local energy security 

through community energy solutions. 

 

D4.16 Explore innovative ways to produce, supply 

and store energy at the building, neighbour- 

hood and community levels. 

 

D4.17 Support the use of District Energy as a meth- 

od of promoting energy security while 

providing the flexibility to integrate a range of 

renewable energy sources over time. 

 

D4.18 Focus the initial development of Surrey’s 

District Energy system within City Centre, 

developing future systems in Town Centres 

and along high-density corridors. 

 

D4.19 Continue to consult with community stake- 

holders including the development communi- 

ty, land owners, residents, commercial ten- 

ants and public institutions, in the develop- 

ment of any District Energy system in Sur- 

rey. 

 

D4.20 Within designated energy service areas, de- 

velop financial and policy tools to enhance 

the financial viability of District Energy imple- 

mentation. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
166 POLICIES—THEME D: ECOSYSTEMS 

AMENDED: April 27, 2015 

D4 POLICIES: 

Climate Adaptation 

D4.21 Implement Surrey’s Climate Adaptation Strategy 
(as amended) to aid the City in an- ticipating 

and minimizing the impacts of short-and 

long-term climate change on infra- structure, 

development, human health, wa- ter supply, 

energy security, drainage and flooding, 

agriculture and natural systems. 

 

D4.22 Develop guidelines that specify how building 

design and material specifications can be 

used to adapt to the impacts of climate 

change. 

 

D4.23 Incorporate climate change adaption into the 

City’s risk management framework to en- 

sure integration and implementation of Sur- 

rey’s Climate Adaptation Strategy (as amend- ed) 

across City departments. 
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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 

local 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 

region, 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 significant 

reserves of underdeveloped industrial land. 

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

take advantage 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 

investment opportunities. 

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

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

Support a Diversified, Vibrant, 

High-Quality Economy 

 

 

Sections 

E1 Employment Lands 

 

E2 Employment, Investment and Inno- 

vation 

 

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 

demand for its employment lands. As Surrey 

continues to accommodate a significant 

portion of the employment uses in the Lower 

Mainland, it is imperative that the City uses its 

employment reserves strategically and 

efficiently. In addition to newly developed 

employment areas, redevelopment and 

intensification of existing industrial sites will 

become necessary in order to meet the 

growing demand 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 in Surrey, including 

designated industrial lands, to meet the 

current and future needs of the local and 

regional economy. 

 

E1.2 Monitor the utilization and availability of 

industri- al lands in conjunction with 

Metro Vancouver. 

 

E1.3 Identify lands that may be suitable for 

future em- ployment uses and that are 

located in areas that provide suitable 

access to major transportation corridors. 

Consider employment land needs in the 

preparation of all secondary plans. 

 

E1.4 Locate, site and design employment 

areas to be accessible, compatible, have 

access to high quali- ty, frequent public 

transportation, and be well 

integrated into surrounding communities and 

neighbourhoods. Design employment 

districts to provide services to workers 

employed 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 economic activity 

per hectare. 

 

E1.6 Support the infill and redevelopment of 

under utilized properties within Commercial, 

Mixed- Employment and Industrial land 

designations 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 

existing employment lands. 

 

 

E1 POLICIES: 
Community Integration 

 
 

E1.8 Ensure a positive interface between 

employment 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 

appropriate interface, sufficient 

environmental protection and suitable tree 

protection. 

 

E1.10 Ensure sufficient, convenient and 

appropriate 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 

specifically for industrial 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 AND 

• Retail uses are limited to serving the 

needs 

of industrial employees AND 

• 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, business 

park or mixed-employment lands (see Figure 

41) to residential or other non-employment 

uses. 

 

E1.14 Locate office, business park and retail 

employment uses in a manner that respects 

the hierarchy of urban centres. Direct major 

commercial and institutional employment 

generators to City Centre and Town Centres. 
 

E1 POLICIES: 

Port Lands 

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

lands as significant contributors to the 

economy of Sur- rey and the Lower Mainland 

as a whole. 

 

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

mentation of its Strategic Plan Port 2050 (as 

amended) as it relates to the continued 

function- ing and expansion of the Fraser 

Surrey Docks in ways that protect the 

environment and are sensi- tive to adjacent 

neighbourhoods. 

 

E1.17 Work with Port Metro Vancouver in 

determining appropriate access (either via 

water, rail or truck) to the Fraser Surrey 

Docks in order to support economic growth 

and development in Surrey. 

 

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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Figure 41: Employment Land Types 
 

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

expected 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 Section. 

The Regional Growth Strategy (as amended) adopted by Metro Vancouver in 2011 establishes two 

types of employment-based land uses: industrial and mixed employment. These uses are 

summarized here to establish a clear distinction between each: 
 

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 accommodate more office uses, retail and other, more intensive forms of commercial. 

 

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

Areas should still accommodate industrial and commercial uses but office and retail uses shall 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. 

Unless otherwise indicated in approved 

Secondary Plans, Surrey’s Urban land use 

designations do not support major trip- 

generating commercial or industrial uses 

outside of Urban Centres or FTDAs. 

 

 

 

 

 

 

 

 

 

 

 

E1 POLICIES: 

Mixed Employment Uses 

E1.20 Encourage the continued expansion of high-

tech, research and development and light 

manufacturing to locate within Mixed 

Employment areas that are accessible to major 

transportation corridors and/or frequent transit 

services. 

 

E1.21 Support the vitality of Mixed Employment 

areas and uses without compromising the role 

and com- position of existing Town Centres. 

 

E1.22 Restrict large-format retail uses from Mixed 

Employment areas, except as specifically 

permitted in approved Secondary Plans. 

 

E1.23 Ensure that any development that takes place 

in the Mixed Employment areas of South 

Westminster, Newton, East Panorama Ridge 

and Highway 99 (see Figure 42) does not 

negatively impact adjacent residential areas. 
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Figure 42: Major Employment Areas 
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E1 POLICIES: 
Regional Infrastructure and 
Transportation 

E1.24 Advocate and partner with Federal and 

Provincial governments to ensure Surrey’s 

regional transportation routes are maintained. 

This is especially important where there are 

key economic gate- ways and linkages to the 

rest of the region and beyond. 

 

E1.25 Support initiatives to increase travel capacity 

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. 

 

E1.26 Seek opportunities to work with senior levels 

of 

government and private partners to deliver 

major infrastructure improvements, such as 

transportation, communication and utility 

infrastructure, that is pivotal to Surrey’s 

economic growth. 

 

E1.27 Support goods movement routes and rail and 

truck access between major employment 

areas in Surrey and between key 

transportation corridors and gateways, 

including the Surrey Fraser Docks, the 

Vancouver International Airport and the US/ 

Canada border crossings, by planning for 

appropriate land uses and densities along 

major corridors. 

 

 

 

 

E1.28 Collaborate with senior levels of government, 

Metro Vancouver and TransLink to advocate 

for the appropriate and timely delivery of 

major transportation infrastructure to support 

economic growth and development in Surrey, 

including the: 

• Addition of Light Rail Transit in Surrey 

• Replacement of the Pattullo Bridge 

• Replacement of the George Massey Tunnel 

• Upgrading of Highway 99 

• Completing all grade separation crossings 

across Surrey’s rail corridors 

• Upgrading or adding Port-related 

infrastructure 

• Upgrading US/Canada border infrastructure 

• Upgrading Metro Vancouver’s trunk 

water and sewer infrastructure 

• Adding new interchanges along 

Highway #1 and #99 to provide access 

to Surrey. 

 

E1.29 Collaborate with senior levels of government 

and with TransLink to reduce congestion 

along strategic goods movement corridors in 

order to support economic development. 

 

E1.30 Complete and implement a comprehensive 

and sustainable strategy for truck parking, 

identifying permitted locations and required 

site enhancements. 
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E1 POLICIES: 
Sustainable Development 

 
E1.31 Support and encourage the high quality, 

environmentally responsible, sustainable 

development of employment lands, including 

such considerations as alternative rainwater 

management, green buildings and renewable 

and District Energy supply systems. 

 

E1.32 Review parking standards to identify ways 

in which parking can be provided more 

efficiently and sustainably within Industrial 

and Mixed Employment development 

areas. 

 

E1.33 Support Eco-Districts and other green-

friendly, neighbourhood-level approaches to 

development in industrial and major 

employment areas. Con- sider supporting the 

use of waste recycling, waste heat and water 

reuse, shared parking facilities and other 

sustainable development practices. 
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E2 
Employment, 
Investment and 
Innovation 

Ensure high-quality, business 

innovation and diversified 

employment and invest- ment 

opportunities 

 
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 policies that encourage 

investment and support innovation are 

key to attracting and retaining the busine-

sses that drive a sustainable, thriving local 

economy. 

 

The City of Surrey’s economic develop-

ment strategy positions the City as an 

attractive location for investment, 

emphasizes post-secondary education 

and skills training and focuses on growing 

sectors such as clean energy, 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 

coordinated economic development 

strategy in the context of federal, 

provincial and regional 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 

economic strengths and competitive 

advantages, including: 

• Convenient access to rapid transit, 

major transportation routes and 

gateways includ- ing the US/Canada 

border, highways and railways 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 

• Available, relatively affordable and 

available land for business and industrial 

expansion 

• Available, relatively affordable housing 

for employees 

• Available young and educated labour 

force. 

 

E2.4 Encourage private sector investment in 

strategic areas of the city through the use of 

such tools as development incentives and 

economic investment zones. 

 

E2.5 Take advantage of strategic investment 

opportunities 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 

Improvement Associations, the Urban Devel- 

opment Institute and other industry 

associations, in order to foster investment 

and business development. 

 

E2.7 Maintain strategic partnerships with energy 

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

BC) to facilitate the growth of clean energy 

businesses in Surrey. 

 

E2.8 Encourage partnerships between the Surrey 

City Development Corporation and the 

private 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 

programs 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, 

including transit, transportation, water and 

sewer, and electrical and communications 

networks are planned and constructed in 

appropriate locations to best support the 

growth of Surrey’s economy. 

 

E2.12 Advocate to senior governments for increased 

investment in major regional transportation 

infrastructure including rapid transit to support 

economic growth and economic expansion 

within Surrey. 

 

E2.13 Ensure that services and amenities for 

employees, such as child care, recreation and 

personal ser- 

vices, are located near employment 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 renewable 

energy and clean technology sectors within 

Surrey. 

 

E2.16 Consider establishing business incubator 

areas to support commercialization in 

potential 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 

processing, specialized construction 

materials and manufacturing and product 

innovations. 

 

 

 

 

E2.18 Encourage the growth of the tourism, 

ecotourism and hospitality sector by building 

on Surrey’s natural and cultural features to 

foster a positive 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 building” 

technology sector in Surrey by encouraging 

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 necessary infrastructure 
 

Agriculture plays an important role within 

Surrey. The mild climate, productive soils, 

extensive farmland, supportive infrastruc-

ture and the ability to produce a wide 

range of crops all contribute to the 

success of Surrey’s farms. 

 

Surrey values protecting its agricultural 

land and promoting sustainable food 

systems. For agriculture to survive and 

thrive in a metropoli- tan setting, 

implementing the comprehensive Surrey 

Agriculture Protection and Enhancement 

Strategy is important in order to 

appropriately address agricultural-

development issues, resolve rural-urban 

conflicts and ensure long term agriculture 

viability of agriculture in Surrey. 

 
The Agriculture and Food Security 

Advisory Committee (AFSAC), comprised 

of representatives from the local 

agricultural sector, City Council, the 

Ministry of Agriculture, Surrey’s 

Environmental Advisory Committee and 

planning 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 

boundaries (see Figure 43). 

 

E3.2 Ensure all land uses within the Agricultural 

Land Reserve conform to the policies and 

regulations of the Agricultural Land 

Commission Act and the Farm Practices 

Protection Act (as amended). 

 

E3.3 Protect and support the continued 

designation and use of agricultural land for 

agricultural purposes regardless of soil types 

and capabilities. Encourage locating non-soil 

based agricultural structures on less 

productive 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. Limit 

the subdivision of land within the ALR to 

greater than 4 ha (10 ac). Limit the 

subdivision of designated agriculture land 

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

Encourage the amalgamation of lots in 

agricultural areas. 

 

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

equivalent or better soil capacity, to be 

included into the ALR for each 1 ha of land 

excluded from the ALR with the submission 

of an Agricultural Impact Assessment 

detailing how this conversion provides a net 

benefit to agriculture in Surrey. 

 

E3.7 Ensure that the potential fragmentation of 

agricultural lands by linear development such 

as new road construction, hydro corridors or 

pipeline or road upgrades, does not 

negatively impact the viability of farm 

operations or access to farm parcels. 
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E3 POLICIES: 
Innovation 

E3.8 Maximize the productive utilization of 

agricultural 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 

development of innovative production 

technologies and practices, such as ‘vertical 

farming’, roof-top farming and advanced 

irrigation and fertilization systems. 

 

E3.10 Encourage the diversification of agricultural 

opera-ions 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 

strategies 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 digestion 

and other means of converting waste into a 

resource. 

 

E3 POLICIES: 
Reduce Barriers 

 

E3.13 Support programs that help new farmers 

over- come financial and other barriers to 

accessing land (includes but is not limited to 

incubator farms). 
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E3 POLICIES: 
Education and Research 

E3.14 Work with local secondary and postsecondary 

institutions to support training and education 

pro- grams in agriculture and food systems. 

 

E3.15 Work with post-secondary institutions to 

facilitate agricultural research partnerships 

and technology transfer to local farmers. 

 

E3.16 Support public awareness programs and 

events to highlight the importance of 

agriculture to Surrey’s economy. Showcase 

local producers and increase public 

awareness of farming practices. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

E3 POLICIES: 
Infrastructure 

E3.17 Ensure Surrey has a safe and convenient 

transportation network that supports 

agriculture, including access between farms 

and markets, farm vehicle travel routes and 

direct access between fields and farm 

operations. 

 

E3.18 Support land owners and senior levels of 

government to improve access to an 

adequate and safe water supply for 

agricultural operations such as 

livestock watering, crop irrigation, produce 

washing and food processing uses. 

 

E3.19 Support farming activities by managing storm- 

water runoff from upland development on 

agricultural properties in accordance with the 

Agriculture and Rural Development Subsidiary 

Agreement 

(ARDSA) criteria as established by the 

Strategic Plan for Lowlands Flood Control, as 

amended. 

 

E3.20 Support the development of ancillary 

agricultural services necessary for the 

viability of agricultural operations, in 

appropriate locations. 

 

E3.21 Partner with senior levels of government, 

commodity groups and industry associations 

to maintain and grow the food packaging and 

processing industries in Surrey. 
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E3 POLICIES: 
Urban-Ag Interface 

E3.22 Protect farming and agri-food operations 

from adjacent urban impacts such as traffic, 

flooding, nuisance complaints, trespassing 

and noxious substances. 

 

E3.23 Protect and enhance the interface between 

urban areas and the Agricultural Land 

Reserve (ALR) by using fencing, landscaping 

buffers and building separations between 

urban and agricultural 

lands, in accordance with DP4 of the 

Implementation Section of this OCP. 

 

E3.24 Support density increases in areas adjacent to 

the ALR, as part of a comprehensively 

planned neighbourhood, where the required 

agricultural buffers are widened proportionally 

to the increase in density (see DP4 of the 

Implementation Section of this OCP), where 

cluster housing is used and where natural 

features such as watercourses, steep slopes, 

tree preservation, valuable ecosystems and 

sensitive soils are accommodated. 

 

E3.25 Support the growth and development of farm 

markets and stands selling local products 

directly to consumers. 

 

 

 
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 

recreational 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 implications 

of living near agricultural activity. 

 

E3.28 Raise public awareness and promote and 

celebrate local agriculture in Surrey through 

initiatives such as farm tours, media 

materials, com- munity events, and by 

encouraging partnerships with producer 

associations and grocery stores to promote 

local farm products. 

 

E3.29 Explore agri-tourism opportunities for 

producers to diversify their farm operations, 

create an identifiable brand, and sell more 

products and services directly to consumers. 
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E3 POLICIES: 
Environment 

 

E3.30 Encourage sound environmental agricultural 

and farm practices by working with farmers 

to participate in the Provincial Environmental 

Farm Plan program in order to promote clean 

and healthy air, water and soils. 

 

E3.31 Encourage the management and recycling of 

manure and agricultural wastes in a 

sustainable manner. 

 

E3.32 Support programs and opportunities that 

help support pollinators and their valuable 

role in the continued viability of farming 

operations. 

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 Provincial Water Act, as amended. 

 

E3.34 Explore opportunities related to recovering 

heat, generating clean energy and other 

resources and reducing greenhouse gas 

(GHG) emissions by recycling food wastes 

and other organic materials through pilot 

projects and partnerships. 
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E4 
Aggregates 

Identify and protect aggregate 

resources in appropriate locations 
 

The Local Government Act requires 

municipalities to designate areas of existing 

and future sand and gravel extraction. Areas 

that contain appropriate aggregate deposits 

that are available for extraction are limited in 

Surrey with only the Southwest corner of the 

city providing opportunities for sand and gravel 

extraction. The City works to ensure 

that the environment is protected, that 

impacts on the community are minimized 

during extraction and that the land is 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 

Protection By-law, as amended, to limit and 

set conditions for sand and gravel 

extraction and deposition. 

 

E4.2 Limit sand and gravel extraction to the 

excavation, screening and storage of 

materials. No additional processing of any 

kind is permitted, including the crushing or 

manufacturing of asphalt, concrete or other 

materials. Such processing activities are 

permitted only in industrial areas or where 

permitted by Temporary Use Permits, 

under conditions imposed by City Council. 

 

E4.3 Sand and gravel extraction practices must 

consider the environmental impacts on 

adjacent properties and areas downstream. 

Extraction cannot threaten or destroy human 

health, watercourses, significant habitats, 

riparian areas, municipal utilities or the soil 

stability of adjacent or down- stream 

properties. 

 

E4.4 Ensure there is adequate and timely 

rehabilitation and/or reforestation of the sand 

and gravel extraction areas (shown in Figure 

44) as set out in an extraction permit issued 

by the City of Surrey. 

 

E4.5 Strongly encourage the replacement of fertile 

top soil that is removed from development 

sites to agricultural areas in need of 

rehabilitation. 
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Figure 44: Aggregate Deposits 
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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 Surrey’s existing social services, protection services, affordable housing 

stock, recreation facilities, childcare and education centres, libraries and cultural facilities. 

Growth, however, can also contribute to sustainability and increased liveability by enhanc- 

ing the City’s social and cultural infrastructure 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 continuous growth in the numbers of 

children, youth and young families. In response, this Official Community Plan places in- 

creased emphasis on partnerships to address affordable housing, skills training and edu- 

cation, healthy communities and childcare issues. This Official Community Plan also rec- 

ognizes the increasing importance of cultural services (arts and heritage) in attracting in- 

vestment and economic growth. 

 

The nine objectives within Theme F aim to leverage growth in order to improve the quali- 

ty 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. Provide inclusive citizen engagement opportunities. 

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 civic facilities, programs and community services. 

7. Support a vibrant arts sector. 

8. Protect and celebrate community heritage. 

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

sponse. 
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Build a Safe, Healthy and Inclusive 

Community 

 

Sections 

F1 Citizen Engagement 

F2 Learning 

F3 Affordable Housing 

F4 Healthy Living 

F5 Food Security 

 

F6 Accessibility and Inclusivity 

 

F7 Culture: Arts 

 

F8 Culture: Heritage 

F9 Community Safety 
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F1 

Citizen 

Engagement 

Provide inclusive citizen 

engagement opportunities 
 

An important aspect of healthy community 

development is involving citizens in the 

planning process at all levels. Sufficient 

opportunities for public participation in the 

decision-making process ensures that deci- 

sions about land use, development and the 

allocation of public infrastructure and ser- 

vices 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 en- 

gagement activities and focus group con- 

sultations to increase public participation in 

civic life. In recent times, the City has in- 

creased opportunities for engagement by 

using new technologies such as video link, 

web-based surveys and digital engagement 

platforms to increase public access to the 

City’s planning and decision-making pro- 

cesses. The City is committed to continu- 

ing to improve citizen engagement and 

widen participation in the development of 

the community. 

 
In order to meet Objective F1, the City will: 

F1 POLICIES: 

General 

F1.1 Continue to encourage citizen involvement by 

actively coordinating the planning process 

with relevant community organizations, agen- 

cies, neighbourhood associations and volun- 

teer groups. 

 

F1.2 Seek new ways to engage the full spectrum 

of the community in planning processes, in- 

cluding seniors and new immigrants, and 

those residents who live in a lower socio- 

economic or educational level, by using new 

media, on-line surveys, targeted group discus- 

sions and other means necessary to allow for 

full engagement and participation. 

 

F1.3 Support civic engagement of neighbourhood 

groups and social service agencies to better 

engage with the general public and increase 

public participation and citizen engagement in 

the growth and evolution of Surrey. 

 

T
h

e
 C

it
y
 o

f 
S

u
rr

e
y
 w

e
b
s
it
e

 is
 a

v
a
ila

b
le

 i
n
 s

e
p

a
ra

te
 i
n
te

rf
a
c
e
s
 

d
e

d
ic

a
te

d
 t

o
 l

ib
ra

ry
 
p

ro
g
ra

m
s
 a

n
d
 

fo
r 

d
ir
e

c
t 

c
h

ild
 i
nt

er
ac

tio
n.
 



BYLAW NO. 18020 | OCTOBER 20, 2014 

POLICIES—THEME F: SOCIETY AND CULTURE 195 

 

 

F1 POLICIES: 

Consultation 

F1.4 Encourage neighbourhood and community 

associations to participate with Council to 

define land uses, densities, forms of develop- 

ment, and the scale of housing appropriate to 

their neighbourhood. 

 

F1.5 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 dis- 

abled, English as a Second Language) who 

have particular difficulty participating in stand- 

ard methods of public consultation (e.g. open 

houses). 

 

F1.6 Take into account the diversity of languages 

spoken in Surrey and develop a communica- 

tion strategy that will aid in sharing infor- 

mation with stakeholders and the general 

public. 

 

F1.7 Provide a range of volunteer opportunities for 

residents of all ages and abilities. Ensure 

these opportunities are publicized effectively, 

including the opportunity for citizens to be- 

come involved in City Committees, Boards 

and Commissions. 

F1 POLICIES: 

Children and Youth 

F1.8 Develop consultation processes specifically 

created for and targeted to children and 

youth. Use Terms of References for planning 

projects where there is an identifiable impact 

on children and youth. 

 

F1.9 Support and enhance youth engagement pro- 

cesses where youth have a meaningful and 

on-going role in providing input into City ser- 

vices, programs and policy development. 
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F2 

Learning 

Support a comprehensive and 

innovative lifelong learning 

systems in Surrey 
 

Surrey recognizes that the economic and 

social well-being of its residents depends 

on access to quality education and life- 

long learning in order to thrive in a rapidly 

changing world. Education enriches cul- 

tures, creates mutual understanding and 

enhances life and social skills. Education 

is a vital investment in the sustainable 

development of a community and its hu- 

man potential. Knowledge-based econo- 

mies require innovative education sys- 

tems aimed at fostering accessibility, 

diversity and sustainability. 

 
Surrey residents have access to a multi- 

tude of educational opportunities (see 

Figure 45) from a School District with 

specialized elementary and secondary 

programs, two post-secondary institu- 

tions, extensive private trade and career 

facilities, museums and archives and 

nine public library branches, Surrey is 

well positioned to offer extensive 

educa- tional options. 

 

In order to meet Objective F2, the City 

will: 

F2 POLICIES: 

General 

F2.1 Support the Community Literacy Plan (as 

amended) to ensure that community-based 

literacy providers have the resources they 

need to meet the needs of Surrey’s diverse 

community. 

 

F2.2 Support the delivery of adequate, licensed, 

affordable and high-quality child care spaces 

in locations conveniently accessible to fami- 

lies. 

 

F2.3 Create early learning opportunities for Surrey 

residents by implementing the recommenda- 

tions found in Surrey’s Learning for Life Strat- 
egy (as amended). 
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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 ac- 

cess to learning opportunities appropri- 

ate to neighbourhood-specific needs 

• Providing appropriate equitable funding, 

per student, for schools and programs in 

all new neighbourhoods 

• Planning of new school locations to re- 

duce overcrowding 

• Developing a comprehensive and holis- 

tic approach to using school facilities for 

community development and recreation- 

al initiatives 

• Jointly planning for coordinated and 

shared facilities between the School 

District and the City of Surrey, where 

appropriate. 

 

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 second- 

ary educational institutions, such as 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 pro- 

grams by determining their role in the contin- 

ued development of community health and 

then by assessing the needs for additional 

libraries or expanded library services through- 

out the city in order to meet those identified 

needs. 

 

F2.9 Support museums, art galleries and archives 

as community education centres. 

 

F2.10 Provide literacy funding on a community lev- el 

to evenly distribute access to literacy ser- 

vices more thoroughly throughout the city. 

 

F2.11 Provide more opportunities for residents of 

all ages and ethnicities to engage in learning 

activities that also promote social interaction 

and reduce isolation. 
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Figure 45: Schools 
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F3 

Affordable Housing 

Strive to provide appropriate and 

affordable housing for everyone 
 

Adequate, affordable and appropriate hous- 

ing is fundamental to building strong, 

healthy communities, allowing people to 

live with honor and dignity regardless of 

income level or abilities. A complete com- 

munity enhances livability in neighbour- 

hoods by providing a variety of housing 

choices in terms of cost and type. 

 

Appropriate housing meets the diverse 

needs of households in terms of size, loca- 

tion and design. Affordable housing is gen- 

erally considered to be housing (either for 

rent or for ownership) which meets the 

needs of individuals 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 there’s an adequate supply of 

housing to meet demographic needs, and 

to make that happen, to work in partner- 

ship with the development and home- 

building industry, senior levels of govern- 

ment and community-based housing socie- 

ties. 

 
In order to meet Objective F3, the City will: 

 
F3 POLICIES: 

General 

F3.1 Complete, maintain and regularly update an 

Affordable Housing Action Plan to guide City 

policy and actions supporting the provision of 

affordable housing. 

 

F3.2 Work with government agencies, community 

groups and private developers to accommo- 

date a full range of affordable and accessible 

housing that meets the needs of Surrey’s di- 

verse population. 

 

F3.3 Support affordable housing projects that: 

• strengthen and enhance the well-being 

of the community 

• address the need for clean, safe, suita- 

ble and affordable housing 

• demonstrate partnerships with other 

service providers and businesses. 

 

F3.4 Affordable housing projects should generally 

be located: 

• on transit routes 

• in close proximity to schools 

• in close proximity to shopping and medi- 

cal services 

• where support services, such as coun- 

seling and training, are accessible to 

residents 

• where there is no overconcentration in 
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F3 POLICIES: 

Non-Market Rental 

F3.5 Actively advocate to senior levels of govern- 

ment for housing services to address home- 

lessness, including homeless outreach, addic- 

tions and mental health services, food ser- 

vices, employment services and rent supple- 

ments. 

 

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 oper- 

ation of a range of non-market housing, in- 

cluding emergency shelters, transitional 

housing, supportive housing, low-income 

housing and co-op housing. 

 

 

 
 

F3.8 Support non-market housing for a diversity of 

low-income households, including: mental 

health and addictions, youth, seniors, people 

with disabilities, women, low-income singles, 

families with children, urban Aboriginals 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 charges, 

contributing land, etc. 

 

F3.10 Continue to support the Surrey Homeless- 

ness and Housing Society and Fund. 

 

F3.11 Continue to support community and/or re- 

gionally-focused forums for addressing hous- 

ing 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 four percent 

(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 as a significant 

form of rental housing by supporting sec- 

ondar suites in Single Family Zones where 

the size, depth and width of a lot supports 

the additional parking requirements of a 

secondary suite and by encouraging home- 

owners to legalize their existing suites to 

sensitively integrate into the neighbour- 

hood. 

 

 

 

F3.18 Encourage innovative zoning, design and 

development solutions for affordable hous- 

ing units, particularly for infill development, 

that is sensitive to neighbourhood context 

(see Figure 19). 

 

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 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 (as 

amended) for all new apartment housing, 

to allow for “Aging in Place” and to create 

greater housing options for persons with 

disabilities. 

 

F3.22 Promote affordable family housing in City 

Centre, Town Centres and other locations 

accessible to frequent transit service by 

encouraging a mix of unit types including 

two-bedroom and three-bedroom apart- 

ments in new developments. 
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F4 

Healthy Living 

Provide healthy and accessible 

active living opportunities 
 

There is a growing recognition that encour- 

aging active living is fundamental to 

achieving better individual and community 

health. This has implications for the quali- 

ty of life of Surrey’s residents and for the 

fiscal sustainability of Canadian society in 

an era of rising healthcare costs. Local 

government plays a supporting role to sen- 

ior government in healthy community initi- 

atives, along with a range of community 

partners, including the local health authori- 

ty, school district, business groups, neigh- 

bourhood associations and the non-profit 

sector. 

 
The City of Surrey has a role in facilitating 

active living by providing high quality parks, 

facilities and programs and interconnected 

greenways, cycle routes, local trails and 

walkways. The City may also plan and reg- 

ulate land uses and urban design in ways 

that encourage 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 leisure 

time facilities throughout Surrey, including 

those for youth and specific targeted age 

groups. 

 

F4.2 Incorporate active living and public health con- 

siderations into City planning for land use, 

transportation, public works and facilities and 

into the review of development applications. 

 

F4.3 Actively encourage all members of the com- 

munity to walk or cycle for leisure, recreation 

and transportation, whenever and wherever 

they can as part of their daily lives, to encour- 

age healthy living and reduce air pollution. 

 

F4.4 Promote opportunities for regular, direct con- 

tact with natural spaces and areas throughout 

Surrey to realize the health and therapeutic 

benefits of outdoor recreation and nature ap- 

preciation. 
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F4 POLICIES: 

Programs and Facilities 

F4.5 Collaborate with partners, including Fraser 

Health Authority, School District No. 36, Pro- 

vincial agencies and the non-profit sector to 

coordinate the delivery of programs, special 

events and facilities that encourage healthy 

lifestyles. 

 

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

ations and other stakeholders to plan the de- 

livery of parks and playgrounds, recreational 

facilities and programs that meet the needs 

of each local community. 

 

F4.7 Provide and maintain high-quality parks, com- 

munity recreation centers, facilities and pro- 

grams in each community in order to provide 

equitable and convenient access for all Surrey 

residents (as shown on Figure 31 and 46). 

 

F4.8 Coordinate the planning of indoor recreation 

facilities and programs with parks and out- 

door recreation opportunities, wherever pos- 

sible. 

F4 POLICIES: 

Access to Recreation 

F4.9 Identify and develop strategies to remove 

physical, cultural, geographic and socio- 

economic barriers to accessing City recrea- 

tion and leisure programs and services, in- 

cluding those specific to children, youth, sen- 

iors, low income residents and persons with 

special needs. 

 

F4.10  Pursue partnerships with public agencies, non 

-profit organizations and private businesses to 

deliver recreational and leisure programs in an 

efficient, cost-effective and accessible man- 

ner. 

 

F4.11 Work with private sector and non-profit 

groups to secure recreation facilities and pro- 

grams within residential developments and 

places of work as a supplement to public rec- 

reation facilities. 
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Figure 46: Community Facilities 
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F5 

Food Security 

Improve access to healthy, local food 
 

Access to healthy, affordable food is a sig- 

nificant aspect of quality of life, especially 

among low income and other vulnerable 

groups. When healthy food is also pro- 

duced, processed and distributed locally, 

there is potential for local economic activi- 

ty, local employment and reduced green- 

house gases associated with food 

transport. The concept of food security 

has several facets, including individual and 

household health and affordability, along 

with community resilience to food availa- 

bility and cost pressures. 

 

The City of Surrey is able to play a role in 

facilitating access to healthy and local 

food by creating supportive land use poli- 

cies for locating food stores, community 

gardens, urban agriculture and community 

kitchens and by supporting 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 neighbour- 

hoods, through the planning and implementa- 

tion of community gardens, farmer’s mar- 

kets, urban agriculture projects, community 

kitchens, neighbourhood grocery stores and 

food assistance programs, as appropriate. 

 

F5.2 Create a Food Policy Council and Surrey Food 

Charter to help develop formalized structures 

for tackling food security issues. Work in 

conjunction with the Agricultural and Food 

Security Advisory Committee. 

 

F5.3 Encourage and support the development of 

local on-farm markets and urban farmer’s 

markets for local, direct food distribution in 

appropriate locations. 

 

F5.4 Examine means of how to integrate locally 

supported agriculture (e.g. community gar- 

dens, community orchards, urban agriculture 

and small farms) into existing neighbour- 

hoods and new areas of urban development. 

 

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

ing parks, boulevards, Rights-of-Way and 

rooftops, that could potentially be used for 

urban agriculture. Develop criteria for select- 

ing optimal locations for new community 

gardens or other urban agriculture opportuni- 

ties on public lands. 

 

F5.6 Partner with local neighbourhood associa- 

tions, school districts and non-profit groups 

to encourage, organize, develop and manage 

community gardens, rooftop farming, fruit 

trees and other edible landscapes on public 

and private lands, in suitable urban locations 

while also using appropriate integrated pest 

management practices. 
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F5 POLICIES: 

General (cont.) 

F5.7 Encourage mixed-use neighbourhood design 

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 

Health and other non-governmental organiza- 

tions that promote access to healthy nutritious 

foods. 

 

F5.9 Assist non-profit agencies and public/private 

non-profit partnerships engaging in anti- 

hunger, nutrition and agriculture activities by 

sharing data for planning and by implementing 

and evaluating programs. 

 

F5.10 Work with non-profit organizations such as 

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 level. 
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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, person- 

al growth and leisure of all residents. Provid- 

ing these facilities in an accessible and inclu- 

sive 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 ser- 

vices through land use planning, urban de- 

sign, civic facility programming and advocacy. 

The City participates in a wide range of multi- 

stakeholder “tables” that plan for the equita- 

ble and sustainable delivery of community 

services and often plays a role in facilitating 

community-based partnerships. 

 

In order to meet Objective F6, the City will: 

F6 POLICIES: 

General 

F6.1 Commit to the full and meaningful participa- 

tion of all residents in City services, functions 

and facilities. Actively work toward eliminat- 

ing and preventing discrimination based on 

age, race, gender, national or ethnic origin, 

colour, language, sexual orientation, culture 

and religious beliefs. 

 

F6.2 Work cooperatively with senior levels of gov- 

ernment to ensure that Surrey receives an 

equitable portion of social infrastructure in- 

vestments, grants and program funding, as 

the Region’s second major urban centre, in- 

cluding: 

• 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 distribu- 

tion of services, civic facilities, programs and 

amenities for all Surrey residents. 

 

F6.4 Address financial, physical and perceptual bar- 

riers to accessing services and facilities allow- 

ing all members of society to be fully en- 

gaged. 
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F6 POLICIES: 

Universal Access 

F6.5 Continue to upgrade existing public infrastruc- 

ture, including sidewalks and parks, to current 

accessibility standards. Design recreational 

paths and greenways to be universally acces- 

sible, where possible. 

 

F6.6 Use Universal Design principles to incorporate 

accessibility into all new civic buildings and 

facilities, including associated outdoor spaces 

such as walkways, plazas, play spaces, transit 

stops and parking lots. Use enhanced way- 

finding measures and auditory traffic signals, 

where warranted. 

 

F6.7 Ensure the accessibility of private services and 

amenities by applying principles of Universal 

Design at the site and building level. 

 

F6.8 Encourage new multi-family residential devel- 

opments to meet or exceed the minimums 

identified in the BC Building Code’s Adaptable 

Housing Standards (as amended). 

F6 POLICIES: 

Accessible Locations 

F6.9 Encourage the location of social services in 

areas where they are easily accessible to per- 

sons needing them. 

 

F6.10 Encourage the distribution of social services 

in each of Surrey’s Town Centres 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 loca- 

tions accessible by transit in compact, walka- 

ble urban centres in order to improve access 

for all segments of the population, especially 

those with limited mobility. 

 

F6.12 Encourage, where appropriate, the co- 

location of public facilities, including Federal, 

Provincial, Municipal and School District facili- 

ties, in central locations accessible by safe, 

accessible sidewalk networks and frequent, 

accessible transit service. 

 

F6.13 Encourage and facilitate the provision of com- 

munity services through cooperation, liaison 

and, where appropriate, joint provision and 

participation. 

 

F6.14 Continue to work with School District No. 36 

and other community partners to support and 

develop programs that provide social, health, 

recreational, cultural, educational and library 

services at the neighbourhood level through 

the use of schools and other community facil- 

ities. 
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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 opera- 

tional barriers. 

 

F6.16 Make provision for childcare in all large com- 

munity recreation centres. 

 

F6.17 Encourage large employers and the develop- 

ers of commercial and multi-family develop- 

ments to provide an on-site amenity space for 

child care. 

 

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 communi- 

ty agencies to ensure that children and youth 

have access to a range of opportunities, ser- 

vices and programs. 

 

F6.20 Plan and design parks, playgrounds, civic facili- 

ties and public spaces to encourage use by 

families with children and youth of all ages 

and abilities. Incorporate interactive and en- 

gaging features for children and youth in and 

around civic facilities. Use street furniture and 

other design elements in public spaces to fa- 

cilitate unstructured play. 

 

F6.21 Develop and implement design guidelines for 

outdoor play areas in private developments 

including multiple family projects. 

 

F6.22 Plan, design and retrofit neighbourhoods so 

that schools, parks and playgrounds are safely 

and conveniently accessible by walking and 

cycling. 

 

F6.23 Ensure amenities for youth are provided in all 

neighbourhoods, with larger youth parks locat- 

ed 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 im- 

portant in those areas where recreation cen- 

tres 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 Aboriginals and low-income per- 

sons. 

 

F6.27 Assist with the integration of new residents 

into Canadian culture and society by support- 

ing Surrey library services and programs for 

this target group. 

 

F6.28 Bring communities together and promote so- 

cial cohesion by animating community spaces 

through arts and culture and by supporting 

events and festivals. 
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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 com- 

munity 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 enhance Surrey by support- 

ing the growth of visual and performing 

arts and by recognizing the role of public 

art in creating dynamic, sustainable and 

socially cohesive public spaces. Visual 

and performing arts contribute to Surrey’s 

character, community life and economic 

development and serve as catalysts for 

engagement 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, Cultural Plan, Art Gallery 
Strategic Plan and Youth Arts Strategy (as 

amended) as effective tools in establishing 

and maintaining arts and culture programs 

and services and facilities in Surrey. 

 

F7.2 Support artistic expression as being critical to 

developing a unique identity for Surrey by 

heightening character, countering anonymity, 

distinguishing one place from another and 

creating a sense of meaning and belonging 

for people. 

 

F7.3 Integrate the arts into the physical develop- 

ment and evolution of Surrey to create a 

highly-desired urban environment with an 

enhanced Sense of Place. 

 

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

al expression, education and the enhance- 

ment of community life through art galleries, 

libraries, museums and facilities for perform- 

ing arts (see Figure 46 and 47). 

 

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 47: Arts and Heritage Facilities 
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F7 POLICIES: 

General (cont.) 

F7.6 Use major public art installations, art spaces 

and cultural facilities within Surrey City Cen- 

tre 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 distinct 

identity and to expand the range of cultural 

activities and opportunities for all Surrey resi- 

dents. 

 

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 Cul- 

tural Tourism Strategy to increase and en- 

hance the social and economic benefits of 

cultural tourism in Surrey. 

 

 

 
 

F7.10 Enhance partnerships with the Surrey Arts 

Council, educational institutions and the pri- 

vate 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 ena- 

ble the use or construction of affordable 

spaces for cultural industry including general 

studio space and live/studio residential op- 

tions. 

 

F7.12 Identify and pursue all available tools to se- 

cure new cultural spaces including senior 

government funding, land donations, contri- 

butions through site development, private 

donations and regulation changes, as appro- 

priate. 
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F8 

Culture: Heritage 

Protect and celebrate community 

heritage 

 
Surrey has a significant heritage legacy. 

Beginning with the early Semiahmoo and 

Kwantlen First Nations, this land was es- 

tablished with thriving communities for 

more than 6,000 years with European set- 

tlers first arriving in the mid-1800s. Surrey 

was incorporated as a municipality in 1879 

and gained official city status in 1993. Sur- 

rey’s heritage includes built, natural, cultur- 

al 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 herit- 

age inventory including heritage sites and 

landmarks as well as museums, archives 

and exhibition centres. There is also strong 

interest and dedication within the commu- 

nity to preserve the city’s heritage and to 

continue to use the tools available to ac- 

quire, retain, preserve, interpret, revitalize 

and celebrate features of Surrey’s past for 

the benefit of residents 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 
(as amended) to identify, retain, preserve, re- 

use, protect, integrate, maintain and revitalize 

built, natural and cultural sites, features, and 

landscapes that have important historical, 

architectural or cultural significance (see Fig- 

ure 48). 

 

F8.2 Refer issues and matters of heritage designa- 

tion and preservation of buildings, sites and 

features to the Surrey Heritage Advisory 

Commission (SHAC) for input and advice. 

 

F8.3 Work with the Provincial Government and 

community groups, including the Surrey Her- 

itage Advisory Commission, to implement 

Surrey’s Heritage Strategic Review (as 

amended). 

 

F8.4 Collaborate with cultural and heritage organi- 

zations in Surrey to further the conservation 

of heritage resources within the City. 

 

F8.5 Provide opportunities for citizen engagement 

in the planning and development of heritage 

policy, through the Surrey Heritage Advisory 

Commission, and the maintenance and man- 

agement of heritage facilities. 

S
te

w
a

rt
 F

a
rm

 H
o

u
s
e
, 

S
u
rr
e
y.

 



BYLAW NO. 18020 | OCTOBER 20, 2014 

POLICIES—THEME F: SOCIETY AND CULTURE 215 

 

 

 

Figure 48: Protected Heritage Sites and Routes 
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F8 POLICIES: 

Conservation Planning 

F8.6 Prohibit the destruction, excavation or altera- 

tion of archaeological sites without a permit 

as specified in the Provincial Heritage 
Conser- vation Act (as amended). 

 

F8.7 Integrate heritage resources into the physical 

development and evolution of Surrey to cre- 

ate a highly-desired urban environment and 

strong Sense of Place. 

 

F8.8 Enhance Surrey’s historical resources by en- 

couraging development to sensitively incorpo- 

rate the preservation of heritage resources 

and artifacts into their projects. 

 

F8.9 Maintain and regularly update Surrey’s Herit- 

age Register in accordance with provisions of 

the Local Government Act, the Heritage 
Con- servation Act and Community Charter 
(as amended). 

 

F8.10 Evaluate buildings, sites and features on Sur- 

rey’s Heritage Register on an on-going basis. 

Work with owners of Registrar properties to 

develop Heritage Revitalization Agreements 

(HRAs), Conservation Covenants and Heritage 

Designation By-laws. 

 

F8.11 Maintain and update an evaluation framework 

to more concisely review the heritage value 

of a property and to help serve as a guideline 

for determining how heritage resources 

should be managed. 

 

F8.12 Incorporate heritage assessments and plan- 

ning into the development review of second- 

ary plans, park plans, transportation plans and 

the construction and maintenance of City in- 

frastructure and capital projects. 

 

F8.13 Ensure the preservation and retention of her- 

itage resources takes place equally through- 

out the entire city. 

 

 
 

F8.14 Wherever possible, preserve heritage build- 

ings in their original location. Where this is 

not possible, and as a last resort, encourage 

relocation and restoration on an appropriate 

alternative site. 

 

F8.15 Retain historically 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: 

Interpretation 

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 Sur- 

rey’s past and to help create unique identi- 

ties and a Sense of Place. 

F8 POLICIES: 

Implementation 

F8.22 Implement the Surrey Cultural Plan (as 

amended) as an effective tool in establishing 

and maintaining heritage programs, services 

and facilities in Surrey. 

 

F8.23 Use tax exemptions, as established in the 

Community Charter (as amended), as a herit- 

age conservation tool. Continue to use finan- 

cial assistance programs to support owners 

maintaining, restoring and protecting heritage 

sites. 

 

F8.24 Use application prioritization where there are 

heritage resources on a proposed develop- 

ment site. Use multiple heritage conserva- 

tion techniques including heritage zone over- 

lays, setback adjustments and land use relax- 

ations, as authorized in the Local Government 
Act (as amended). 

 

F8.25 Investigate using Heritage Conservation Are- 

as (HCA) as a means to conserve identifiable 

areas with buildings, sites and features that 

have significant heritage value worthy of 

preservation. 

 

F8.26 Support, develop and grow a strong heritage 

community by using cultural granting pro- 

grams and by employing and using new tech- 

nologies to provide remote access to heritage 

information and resources. 

C
a

n
a

d
ia

n
 N

a
ti
o
n

a
l 

S
ta

n
d

a
rd

s
 a

n
d
 G

u
id

e
lin

e
s 



PLANSURREY 2013 | OFFICIAL COMM UNITY PLAN  

218 POLICIES—THEME F: SOCIETY AND CULTURE 

 

 

F9 

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 blue- 

print to reduce crime and improve commu- 

nity safety, increase public involvement in 

crime reduction and enhance public aware- 

ness about the reality and perception of 

crime. 

 
Achieving a safe city involves a community 

-wide effort and working with partners 

such as law enforcement, emergency re- 

sponse personnel, social agencies, educa- 

tion and literacy groups and neighbour- 

hood associations. The policies in this sec- 

tion focus on ensuring these partnerships 

are optimized for the benefit of Surrey’s 

residents and visitors, making Surrey a 

safe and secure place to enjoy. 

 

In order to meet Objective F9, the City 

will: 

F9 POLICIES: 

General 

F9.1 Continue to allocate resources to police and 

protection services in proportion to the City’s 

overall growth. 

 

F9.2 Update and implement the recommendations 

of the Crime Reduction Strategy (as amend- 

ed) in consultation and partnership with the 

RCMP, School District No. 36, Provincial gov- 

ernment agencies and community groups, as 

the foundation for creating safe communities 

in Surrey. 

 

F9.3 Consider community safety issues, including 

crime reduction, traffic safety and emergency 

response in all City planning processes and 

development reviews. 
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F9 POLICIES: 

Crime Reduction 

F9.4 Support safe community interventions, in- 

cluding the use of community action groups, 

graffiti reduction policies, neighbourhood 

unsightly premises maintenance programs, 

and the continued enhancement and expan- 

sion of a city beautification strategy. 

 

F9.5 Support and encourage participation of resi- 

dents and property owners in crime reduc- 

tion programs such as the Crime Free Multi- 

Housing Program or other similar initiatives. 

 

F9.6 Collaborate with the RCMP, senior govern- 

ment ministries and agencies, the Fraser 

Health Authority, social service providers and 

non-profit organizations to identify and ad- 

dress housing and social service gaps that 

may contribute to crime and public safety 

issues. 

 

F9.7 Support the community policing concept and 

encourage the continued use and expansion 

of small local-serving policing offices, particu- 

larly in City Centre and within Town Centres. 

 

 

 
 

F9.8 Support after school and community-based 

recreation and environmental programs as 

part of a holistic crime reduction strategy. 

 

F9.9 Support and encourage participation in local 

neighbourhood and business safety initia- 

tives. 

 

F9.10 Coordinate with Surrey RCMP and the non- 

profit sector to address youth-specific issues 

in order to reduce nuisance crime and youth 

victimization. 

 

F9.11 Incorporate Crime Prevention Through Envi- 

ronmental Design (CPTED) principles and 

practices into the review of all development 

applications and at the design stage of all 

City capital projects. 

 

F9.12 Conduct CPTED and crime prevention audits 

of public spaces and, where feasible, imple- 

ment recommendations arising from these 

reviews. 
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F9 POLICIES: 

Traffic Safety 

 
F9.13 Coordinate with the Surrey RCMP to address 

traffic safety issues in a holistic way, particu- 

larly around schools and critical accident loca- 

tions. 

 

F9.14 Ensure traffic safety is considered in the 

planning of neighbourhoods throughout the 

city including land use relationships, street 

and pathway networks and intersection de- 

sign. 

 

F9.15 Work with local neighbourhoods to address 

specific safety issues, with an emphasis on 

elementary schools. 

F9 POLICIES: 

Emergency Response and Management 

F9.16 Ensure that emergency management plans 

are in place and ready to be implemented in 

response to emergencies including fire, acci- 

dents, hazardous material spills, flooding and 

natural disasters. 

 

F9.17 Incorporate emergency response planning 

into secondary plans, capital works and devel- 

opment application review processes. 

 

F9.18 Strategically locate community safety facili- 

ties, including fire halls and community polic- 

ing offices to deliver effective and timely 

emergency response services throughout the 

city (see Figure 49). 

 

F9.19 Ensure emergency social service systems, 

preparation plans and logistical needs are 

established in advance of emergencies. 
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Figure 49: Public Health and Safety 
 



 

 

 



 

 

 
 

REGIONAL 
CONTEXT STATEMENT 



 

 

 

 

 

 

 

 

 

 

 

 
 

Figure 50: RCS: Surrey’s Regional Location 
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AUTHORITY 
Under the provisions of the Local Government Act (LGA) (Sections 428 and 429) regional districts are 

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

gy 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 projec 

tions, economic development, and actions proposed regarding housing, transportation, regional ser 

vices, parks and natural areas. 

 
In July 2011, Metro Vancouver adopted Metro Vancouver 2040 as an official Regional Growth Strategy. 

Member municipalities, including the City of Surrey (see Figure 50), are required by Section 446 of the 

Local Government Act, to submit a Regional Context Statement (RCS) for approval by the Metro Van 

couver 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 including how to: 1) accommodate growth to advance livability and sustainability; 2) build 

healthy, complete communities; 3) support economic prosperity; 4) protect the natural environment; 5) 

respond to climate change impacts and natural hazard risks; and 6) protect agricultural land to support 

food production. 

 

These challenges are addressed in five goals that are intended to address the region's challenges. 

These goals include: 

 
1ICreate Compact Urban Areas: 

Commit to a compact region that works against sprawling development which increases costs 

to human and environmental health and creates inefficiencies in land use and resource con 

sumption. 

2ISupport a Sustainable Economy: 

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

and industrial industries. 

3IProtect the Environment and Respond to Climate Change Impacts: 

Address significant climatic issues through environmental conservation and protection. 

4IDevelop Complete Communities: 

Create and support communities that offer all aspects of a healthy lifestyle to all residents. 

5ISupport 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 Community 

Plan align, respond to and will meet the goals and strategies of the RGS. 
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INTRODUCTION 
The City of Surrey, through its Official Community Plan, supports the vision of Metro Vancouver's Re 

gional Growth Strategy for a sustainable region and aligns its own future vision in support 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 Conservation/ 

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 re 

gional economy. 
 

Within Surrey's evolutionary context lies regional issues that can only be addressed appropriately 

through the collaborative efforts of multiple municipal jurisdictions. These efforts have been catego 

rized 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 development. 

 

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 regional, provincial and 

national partnerships. Major transit and transportation improvements are required to support Surrey's 

projected growth including appropriate replacement of the Pattullo 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 High 

way 1 (Trans Canada Highway) at 192 Street. These major infrastructure 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 invest 

ment in hospitals, schools, affordable housing, supportive 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 as shown in Tables 8 through 15 of the Regional 

Context Statement. 



 

 

 
 

RGS and OCP ALIGNMENT 
 

 
 

OCP AMENDMENTS 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 



 

 

 

GOAL 1: 
CREATE A COMPACT 
URBAN AREA 



 

 

 
 

1.1 
Urban Containment 
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Figure 51: Regional Growth Strategy Land Use Designations 
 

 

 

 

 



 

 

TABLE 8: RGS STRATEGY 1.1.3(b) SURREY POPULATION PROJECTIONS 

 

 

 

CITY-WIDE PROJECTS 
 

 

 

 

 

 

TABLE 9: RGS STRATEGY 1.1.3(b) SURREY DWELLING AND EMPLOYMENT PROJECTIONS 

Year Dwelling Units Jobs 

2012 164,935 171,200 

2017 184,385 195,200 

2021 199,950 214,200 

2026 219,450 236,200 

2031 238,800 257,950 

2036 256,800 277,450 

2041 274,900 296,600 

 

 



 

 

 

1.2 
Focused Growth 

 

 

 

 

 

 

 

 

 

 



 

 

 

 
 

SURREY METRO CENTRE PROJECTIONS 
 

TABLE 10: RGS STRATEGY 1.2.6(a) SURREY METRO CENTRE DWELLING UNIT PROJECTIONS 

  

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 

 

 
 

TABLE 11: RGS STRATEGY 1.2.6(a) SURREY METRO CENTRE EMPLOYMENT PROJECTIONS 

 
 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 



 

 

 

 
 

SURREY TOWN CENTRE PROJECTIONS 
 

TABLE 12: RGS STRATEGY 1.2.6(a) SURREY TOWN CENTRE DWELLING UNIT PROJECTIONS 

 
 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 

 

 

 
 

TABLE 13: RGS STRATEGY 1.2.6(a) SURREY TOWN CENTRE EMPLOYMENT PROJECTIONS 

 
 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 



 

 

 

 
 

SURREY FTDA PROJECTIONS 
 
 

TABLE 14: RGS STRATEGY 1.2.6(a) SURREY FTDA DWELLING UNIT PROJECTIONS 

 
 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 

 

 

 

TABLE 15: RGS STRATEGY 1.2.6(a) SURREY FTDA EMPLOYMENT PROJECTIONS 

 
 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 

 

 
 

 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 

 

 

 



 

 

 

 
 

Figure 52: RCS: Urban Centre Boundary—Surrey Metro Centre 
 



 

 

 

 

 

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



 

 

 

 

 

Figure 54: RCS: Urban Centre Boundary—Fleetwood Town Centre 
 



 

 

 

 

 

Figure 55: RCS: Urban Centre Boundary—Guildford Town Centre 
 



 

 

 

 

 

Figure 56: RCS: Urban Centre Boundary—Newton Town Centre 
 



 

 

 

 

 

Figure 57: RCS: Urban Centre Boundary—Semiahmoo Town Centre 
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1.2 
Focused Growth (cont.) 

1.2.G(b )(iv) 

URBAN CENTRE PARKING REQUIREMENTS 

To support sustainable development practices in Ur 

ban Centres, it is essential that the right balance is 

struck between reducing residential and commercial 

parking requirements and increasing the availability, 

convenience and use of public transit. OCP policies 

supporting a reduction in parking requirements in lo 

cations well served by transit include: B1.34, B2.12, 

C2.45 and C2.46. 

 
1.2.G(c)(i) 

FREQUENT TRANSIT DEVELOPMENT AREA 

LOCATIONS AND BOUNDARIES 

Three FTDAs have been identified for Surrey. Addi 

tional FTDA locations will be examined in the future, 

including, if appropriate, along the Scott Road Corri 

dor. In addition to Urban Centres, FTDAs are intend 

ed to accommodate higher densities where a high 

level of public transit is, or will be, available. These 

areas are shown in Figures 58 through 60 and sup 

ported by policy within Surrey's OCP including: A2.6 

and B3.6. 

 
1.2.G(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 Densities 

Section of the OCP indicates where higher densities 

are available in FTDAs. Policies within Surrey's OCP 

supporting these areas include: A1.3, A2.6, B3.2, 

B3.5 and B3.9. 

 
1.2.G(c)(iii) 

FREQUENT TRANSIT DEVELOPMENT AREA PARKING 

REQUIREMENTS 

In order to support sustainable development practices 

in Frequent Transit Development Areas, it is essential 

that the right balance is struck between reducing resi 

dential and commercial parking requirements while 

also increasing the availability, convenience and use 

of public transit. Policies within Surrey's OCP sup 

porting these adjustments include: B1.34, C2.45 and 

C2.46. 

 

 

 

 

 

 
1.2.G(d)(i) 

URBAN LOCATIONS AND BOUNDARIES 

Surrey's General Urban areas are intended to accom 

modate various types of residential and commercial 

development to accommodate and serve Surrey's 

projected population increases. Surrey's OCP illus 

trates support for this designation in the Land Uses 

and Densities Section and on Figure 3. 

 
1.2.G(d)(ii) 

URBAN DENSITIES 

Surrey's Urban locations fall outside of Urban Centres 

and Frequent Transit Development Areas and are 

intended to accommodate low to medium residential 

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, B4.2, 

B2.10, B4.3, B4.6, B4.11 and B4.12. 

 
1.2.G(d)(iii) 

SMALL SCALE LOCAL CENTRES 

Small scale mixed-use developments are permitted 

throughout Surrey in the Urban designation providing 

local services and a broad mix of housing types. Sur 

rey's OCP illustrates support for this designation in 

the Land Uses and Densities Section. 

1.2.G(d)(iv) 

URBAN AREA, NON-RESIDENTIAL, MAJOR 

TRIP-GENERATING USES 

Except as indicated in approved Secondary Plans, 

Surrey's Urban land use designations do not support 

major trip-generating commercial or industrial uses 

outside of Urban Centres or FTDAs. Major trip 

generating uses are defined as: regional and major 

civic institutions, hospitals, government office or high 

density residential or commercial development in 

excess of 1.5 FAR. Policies within Surrey's OCP sup 

porting Urban Area uses include: A2.2, A2.3, A2.4, 

B1.9, C2.47, E1.19, E1.20and E1.23. 

 
1.2.G(d)(v) 

INFILL DEVELOPMENT 

Supporting infill development is seen as an important 

role in efficiently using Surrey's developable land. 

Policies within Surrey's OCP supporting infill develop 

ment include: A3.1, A3.2, A3.3 and A3.5. 
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Figure 58: RCS: FTDA Boundary—104 Avenue 
 

 



 

 

 

 
 

Figure 59: RCS: FTDA Boundaries—East Clayton 
 

 



 

 

 

 

 

Figure 60: RCS: FTDA Boundary—Fleetwood West 
 

 

 

 

 

 



 

 

 

1.2 
Focused Growth (cont.) 
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SUPPORT A 
SUSTAINABLE 
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Diverse Economy 
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Industrial Land 
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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 build 

ings. To ensure sufficient industrial land well into the 

future, intensification of industrial sites is desirable. 

Policies within Surrey's OCP supporting increasing 

land intensification for industrial buildings include: 

E1.5, E1.6 and E1.7. 

 
2.2.4(c) 

MIXED EMPLOYMENT AREAS AND BOUNDARIES 

The Figure 3, General Land Use Designations map of 

this OCP and Figure 51 identify 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 accommo 

date a variety of uses including industrial, commer 

cial, office and other employment uses that are ap 

propriate for industrial areas. Surrey's OCP illustrates 

these uses in the Land Uses and Densities Section 

and with policies: E1.21, E1.22 and E1.23. 

 

2.2.4(d)(ii) 

LARGE AND MEDIUM FORMAT RETAIL 

Several types of retail businesses require large build 

ings 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 Employ 

ment areas in Surrey except in select areas as permit 

ted in approved Secondary Plans, as documented in 

the Land Use and Densities Section of this OCP and 

in policy: E1.23. 

2.2.4(d)(iii) 

MAJOR TRIP-GENERATING USES 

The Regional Growth Strategy (as amended) supports 

locating major and/or regional trip-generating uses 

within Urban Centres or Frequent Transit Develop 

ment Areas. Policies in Surrey's OCP supporting this 

objective include: A2.2, 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 between 

Mixed Employment uses and Urban Centres and Fre 

quent Transit Development Areas in the OCP. In 

these areas, higher density employment uses, such 

as office retail, my be permitted as supported in the 

Land Use and Densities Section and policies: E1.19 

and E1.23. 

 

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 Em 

ployment areas. Policies within Surrey's OCP to sup 

port this restriction are identified within the Land Use 

and Density Section and in policy: E1.13. 

 

2.2.4(e) 

REDUCE ENVIRONMENTAL IMPACTS 

Ensuring industrial and manufacturing industries in 

clude sustainable processes and energy efficiency 

into their operations is a key component businesses 

can achieve to help Surrey reach its sustainability 

goals. For those areas within Surrey's jurisdiction, 

the OCP identifies policies supporting reducing envi 

ronmental impacts including: E1.31, E1 .32 and 

E1.33. 
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2.3 
Agricultural Land (cont.) 

 



 

 

 

GOAL 3: 
PROTECT THE 
ENVIRONMENT AND 
RESPONDTO CLI- MATE 
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transportation infrastructure that im- 
prove the ability to withstand climate 
change impacts and natural hazard 
risks. 
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3.1 
Conservation and 
Recreation Land (cont.) 
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Energy and 
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tion and Hazards 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 



 

 

 

GOAL 4: 
DEVELOP COMPLETE 
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4.1 

 

 

Housing 
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Services and Amenities 
(cont.) 
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SUPPORT 
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Figure 61: RCS: Goods Movement 



 

 

 

 

 

Figure 62: RCS: Major Road Classifications 
 



 

 

 



 

IMPLEMENTATION   



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
  



 

 

 

 

I. OCP IMPLEMENTATION  

Overview 

 

Consistency with By-laws, Plans and Policies 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 



 

 

 

 

Secondary Plans Overview 
 

· 

· 

· 

· 

 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

II(a). IMPLEMENTATION INSTRU- 
MENTS 



 

BL 18423 
BL 18498 

BL 18787 
BL 19996 
BL 20340 
BL 20292 

BL 20554 
BL 20393 
BL 20658 
BL 20340 
BL 20658 
BL 20935 
BL 21086 
BL 21104 
BL 21183 

 

 

 

Figure 63: Secondary Plan Areas 
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DEVELOPMENT PERMITS (cont.) 



DEVELOPMENT PERMITS (cont.) 

 

DP1: Form and Character (cont.) 

EXEMPTIONS (General): 
· 
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· 
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· 

·     Duplexes only within any small-scale multi-unit housing zones. 

EXEMPTIONS (Commercial): 
· 

 

 
 

· 

 

EXEMPTIONS (Industrial): 
· 
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DEVELOPMENT PERMITS (cont.) 

 

 

 

 

Figure 64: Campbell Heights Local Area Plan Exemption Area 
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BL 18423 DP2: Hazard Lands (cont.) 

OBJECTIVES 
a) The City of Surrey's objectives for establishing STEEP SLOPE HAZARD Development Permit 

Guidelines are to: 

1. Protect people, property and the natural environment from the consequences of natural haz 

ards and from development on unsafe, unstable slopes and potentially hazardous areas in Surrey 

11. Prevent soil erosion in areas of unstable or potentially unstable slopes which pose hazards 

111.  Promote development that respects the terrain, vegetation, drainage courses and constraints 

related to the hillside environment of the site 

1v.  Maintain vegetative cover of steep slopes as a means to preventing erosion and unstable slopes 

v.  Promote the siting of buildings and other structures that are compatible with the steep slope 

context 

v1. Ensure road design and anticipated uses provide for a safe environment and ease of on-going 

maintenance. 

b) The City of Surrey's objectives for establishing FLOOD PRONE HAZARD Development Permit 

Guidelines are to: 

1. Protect people, property and the natural environment from the consequences of natural haz 

ards. 

EXEMPTIONS 
The following scenarios shall NOT require a Development Permit 

1. Emergency actions required to prevent, control or reduce an immediate threat to human life and 

safety and/or property 

11. Interior renovations within an existing building footprint not resulting in any change to the 

external structure of a building or causing any disturbance to a site 

111. Construction and/or maintenance of municipal operations or utility works and services under 

taken or authorized by the City of Surrey 

1v.  Regular and general yard maintenance activities within an existing landscaped area, such as 

mowing lawns, planting vegetation, minor soil disturbances and pruning vegetation (according 

to Surrey Tree Protection By-law, as amended) that do not alter the general grade of the land or 

approved landscape buffers 

v. Construction of farm buildings and production of agricultural products, in accordance with 

normal farming practices, as defined in the Right to Farm Act as amended, for those lands 

within the Agricultural Land Reserve. 

v1. For Flood Hazards only, Single Family Dwelling construction on existing lots (excluding those 

with subdivision potential). 

v11. For Flood Hazards only, Single Family Dwelling construction within the Agricultural Land Re 

serve, where the Flood Construction Level (FCU is met and appropriately addressed with an 

approved Fill Permit. 

viii. Where information is provided that indicates, to the satisfaction of the General Manager, 

Planning and Development, that the proposed development will not disturb or affect portions 

of a property that are subject to hazardous conditions due to steep slopes or flood risk. 
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Figure 65: Steep Slope Hazard Lands Development Permit Area 
 

 

 

 



 

 

 

 

Figure 66: Flood Prone Hazard Lands Development Permit Area 

 

 



 









 

DP3: Sensitive Ecosystems 

APPLICATION 

 
 

 

AREA 

 

all parcels of property where any portion of the property falls within 50 m of the Green Infrastructure 
Area, as shown in Figure 67; and 
all parcels of property where any portion of the property falls within 50 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 
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DEVELOPMENT PERMITS (cont.) 

 

 

 

 

 

 

DP3: Sensitive Ecosystems 

JUSTIFICATION 

 
 

 

 

 

· 

·  

·  

·  

· 
 

 

The purpose of establishing a Sensitive Ecosystem Development Permit Area for Streamside Areas is to: 
•  support development while ensuring these areas remain in a largely natural and undisturbed state; 
•  satisfy requirements of local government to ensure development compliance with the Riparian Areas 

Protection Regulation B.C. Reg. 376/2004; and 
•  Maintain the safe conveyance of stormwater following the City of Surrey’s Natural Drainage Policy. 
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DEVELOPMENT PERMITS (cont.) 
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DP3: Sensitive Ecosystems 

OBJECTIVES 

 
 

 

 

EXEMPTIONS 

The Following scenarios shall NOT require a Development Permt: 
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 
 structure of a building or causing any disturbance to a site. 

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

iv. Construction, maintenance or operation of municipal or public utility 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 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. 
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Figure 67: Green Infrastructure Development Permit Area 
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Figure 68: Streamside Development Permit Area 
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Figure 69: Farming Protection Development Permit Area 
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Figure 70: Sustainability Development Indicators 
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Accessible Community Connectivity 

Refers to ensuring there is accessibility for all ages with- A state or measure of spatial linkage, continuity or asso- 

in community infrastructures and built environments, ciation between two or more distinct locations. 

including linking with municipal governments to make 

sure families with young children, those living with spe 

cial needs or challenging mental or physical health is 

sues 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 inde 

pendently 

 

Affordable Housing 

Rental or owned housing provided to low income house- 

holds who have an affordability problem (pay in excess 

of 30% of their income on housing) and earn less than 

the median income for Surrey. Is subsidized by senior 

levels of government or by a non-profit agency which 

Corridor 

A band of vegetation or strip of land that provides con 

nectivity between distinct patches of habitat on the land 

scape 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 de 

sign principles at the conceptual to detailed design stag 

es 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). 

 

Ecosystem Management 

An approach to Environmentally Sensitive Areas (ESAs) 

enables rents to be provided below-market rates on a that focuses on ecological values and ensures that areas 

'geared to income' basis. Are typically publicly owned or of ecological significance are protected and enhanced 

owned and operated by a non-profit agency. Does not 

include shelters or transitional housing 

 
Biodiversity 

The variety of species and ecosystems on earth and the 

ecological processes of which they are a part-including 

natural ecosystems, living species and other compo 

nents that provide genetic diversity. 

(e.g. wetlands, habitat reservoirs, wildlife corridors and 

areas with unique flora and fauna) 

 

Environmentally Sensitive Area (ESA) 

Comprised of environmentally sensitive and unique natu 

ral areas such as watercourses, cliffs, benchlands, es 

carpments, forests, geological features, wildlife, wet 

lands and grasslands. 

 

Buffer 

A strip of land or neutral area designed to protect the 

natural environment or an identified resource from unde 

sirable encroachment such as development of recrea 

tional uses. 
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BL 18423 

BL 20026 

Environmentally Valuable Resource 

Where all the features, places and species present en 

hance the biodiversity of an area; range in size from 

small patches to extensive landscape features; can in 

clude rare or common habitats, plants and animals; re 

quire 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 surround 

ed by disturbed areas. 

 

Greenhouse Gas (GHG) 

Refers to an atmospheric gas that contributes to the 

greenhouse effect by absorbing infrared radiation pro 

duced by solar warming of the Earth's surface. 

Green Infrastructure/Development 

Mixed-Use Development 

Development that incorporates multiple uses within a 

building or site; can be a combination of residential, com 

mercial, 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 hous 

ing, employment and services. 

 
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) 

 
Net-Zero 

Refers to achieving an overall balance between em is 

sions produced and emissions taken out of the atmos 

phere. 

 

Pedestrian-Oriented Space 

Areas which promote visual and pedestrian access onto 

a site and which provides pedestrian-oriented amenities 

and landscaping to enhance the public's use of a space 

for passive activities. 

 

Performance-Based Standards 

A type of infrastructure that uses elements of the natural The use of goal-oriented criteria to establish review pa- 

environment to replace or supplement traditional infra 

structure, such as drainage, sewers and water that con 

tributes towards sustainable resource management; a 

network of facilities that can include parks, local wood 

lands, gardens, greenway corridors, streams, street 

trees and built structures such as green roofs. 

 
Habitat 

The natural abode of a plant or animal, including all bio 

tic, climate and edaphic (plant communities distin 

guished by soil conditions rather than by climate) factors 

affecting life. 

rameters for proposed land use plans or development 

projects that help provide flexibility to the development 

process. 

 
Streetscape 

The visual character of a street, as determined by vari 

ous elements such as structures, greenery, open space, 

views, etc. 

 
Sustainable Development 

Development that balances human need with environ 

mental protection so that human and environmental 

needs can be met in the present and into the indefinite 

future. 
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DP1 
DEVELOPMENT PERMIT GUIDELINES: 

FORM AND CHARACTER 
The Form and Character Development Permit Guidelines apply to all areas of the city. 

 

DP1.1: COMMON GUIDELINES—are provided for ALL TYPES and, where applicable, additional 

guidelines also apply to the following specific development classifications: 
 

• Low Density Multiple Family 

• Multiple Residential/Mixed-Use/Commercial 

• Retail/Commercial Centres 

• Mixed Employment/Industrial 

• Low, Mid and High Rise Forms 

• Signs 

 

DP1.2: GAS STATION GUIDELINES—are provided for both Residential and Commercial Areas. 

 

Where a certain development type is not specifically covered in this Section, applicable 

guide- lines should be combined and used collectively. Guidelines within this section 

may be further explained using graphic images which are indicated with the “(illustr.)” 

notation. 
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DP1.1 
 

 
Common Guidelines: All 
Development Types 

 
 

With specific categories generally organized as follows: 

• Low Density Multiple Residential (includes Houseplexes, Townhouses, etc.) 

• Multiple Residential/Mixed-Use/Commercial 

• Retail/Commercial Centres 

• Mixed Employment (includes Industrial, Business) 

• Low-Rise (6 storeys or less), Mid-Rise (7-12 

storeys) and High-Rise (more than 12 storeys) 
(illustr.) 

 

Guidelines within this section are organized into three different types: 

• Site Design 

• Building Form and 

• Signage 
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DP1.1 COMMON GUIDELINES 
 

General Site Design 
Within a development, the following elements shall be considered in the Site Design: 

1. ALL TYPES: Provide a transition buffer be- 

tween adjoining properties containing 

different uses or a different intensity of 

uses by using design measures such as 

landscaping buffers and additional 

setbacks. (illustr.) 

 

2. ALL TYPES: When arranging the site 

layout, take into consideration future 

intensification of densities (e.g. by 

clustering buildings to allow for future 

infill). 

3. ALL TYPES: For any development 

adjacent to electrical utility wires, 

incorporate building setbacks that take 

into consideration any visual, acoustical 

or electromagnetic 

impacts while also demonstrating use of 

any applicable development guidelines of 

the utility authority. 

4. ALL TYPES: Provide a stormwater 

management strategy for development 

sites during the early stages of design. 

5. ALL TYPES: Locate mail facilities 

within amenity buildings or leave them 

freestanding on site near an outdoor 

amenity space. Incorporate weather 

protection using a design consistent 

with the overall architectural elements 

of the site. 

6. TOWNHOUSES: Orient units to face 

the street. (illustr.) 

7. MIXED EMPLOYMENT: Minimize the 

amount of outdoor storage. 

8. MIXED EMPLOYMENT: Where outdoor 

storage cannot be avoided, locate it away 

from public views in rear yards with 

screening. 

9. MIXED EMPLOYMENT: Consider 

using ex- tensive tree coverage to 

screen storage 

areas from above views. This is particularly 
the case in the South Westminster area. 
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Site Grading 
Within a development, the following elements shall be considered in the Site Design: 

10. ALL TYPES: Incorporate topography and other significant natural features into the building, 

structure and overall site design. (illustr.) 

 

 

 

 

11. ALL TYPES: Establish a development site grading plan at the early stages of design. 

12. ALL TYPES: Avoid excessive disruption of the natural topography of a site by stepping 

buildings, sloping parking areas and providing larger setbacks to avoid the use of retaining 

walls. When subdividing, mini- mal disruption of the natural topography should be accounted 

for in lot layout and overall subdivision design. 

13. ALL TYPES: Where retaining walls cannot be avoided, minimize the overall height of the wall 

and the height of each step. Incorporate landscaping into the design of the retaining wall and 

use attractive ma- terials (e.g. brick or stone masonry or sand-blasted concrete with a reveal 

pattern). Avoid the use of 

timber retaining walls, particularly where the wall is visible from the public realm. 

Circulation—Pedestrian, Active and Non-Vehicular 
Within a development, the following elements shall be considered in the Site Design: 

14. ALL TYPES: Prioritize non-vehicular modes of circulation in site design (e.g. pedestrian and 

cycling) above all other transportation modes. 

15. ALL TYPES: For convenience and security, provide bicycle parking facilities at-grade, close to 

the main building entrance or amenity buildings, and with weather protection. 

16. ALL TYPES: Provide multiple modes of circulation on pathways to improve natural surveillance 

opportu- nities (e.g. provide a street or lane along any publically-accessible pathway). 

17. ALL TYPES: For circulation that is accessible to all users: 

a) Ensure pedestrian circulation is convenient, safe and clearly identifiable to drivers and 

pedestrians 

b)  Use a high standard of accessible and adaptable design to accommodate the functional 

needs of all individuals including children, adults, seniors, and those with visual, mobility 

or cognitive chal- lenges 

c) Locate convenient universal access to buildings from parking areas by using curb let-

downs or other accommodating features 

d) Provide a minimum of 1.8 m unobstructed sidewalk width to accommodate strollers, 

wheel- chairs and other equipment used by pedestrians. 

e) Clearly define accessible routes from parking stalls to building entry doors and locate 

accessible parking closest to the main entry of a building (surface parking) or elevator 

lobby entrance 
(parkade). 
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Circulation—Pedestrian, Active and Non-Vehicular (cont.) 

Within a development, the following elements shall be considered in the Site Design: 

18. ALL TYPES: Where a development directly abuts a transit stop, allow for additional building 

setbacks to accommodate pedestrian volumes. Create a comfortable experience for 

pedestrians by including amenities and features such as visual art, drinking fountains, lighting 

and street furniture. 
 

19. ALL TYPES: Provide physical links from 

the development to public sidewalks, 

pathways and transit stops. When 

subdividing, these connections should 

be accounted for in lot layout and 

overall subdivision design. (illustr.) 

20. ALL TYPES: Incorporate beautification 

and amenity features along pedestrian 

pathway systems (e.g. use distinctive 

and durable paving, special landscaping 

with trees, fur- niture and/or weather 

protection). 
 

21. ALL TYPES: When shopping cart 

storage is necessary, provide for 

convenient use and return. Allow for 

clearances surrounding cart corrals for 

pedestrians and vehicles and design 

the structure to be in keeping with the 

character of other site structures and 

furnishings. 

22. ALL TYPES: For circulation through 

surface parking areas: 

a) Provide direct, functional and 

safe pedestrian pathways 

through park- ing areas allowing 

for convenient connections to 

the sidewalks of abutting 

streets 

b) Extend contrasting, durable concrete sidewalk paving treatments where pathways 

extend 

through vehicle circulation areas 

c) Incorporate a hierarchy of primary and secondary pathway systems throughout the 

develop- ment site 

d) Provide a minimum of 3 m wide sidewalks along primary pedestrian pathways at active 

building frontages to allow for tree clearances and weather protection overhangs 
 
 

  

 
 

S
IT

E
 D

ES
IG

N
 



AMENDED: May 4, 
2020 

PLANSURREY 2013 | OFFICIAL COMMUNITY 
PLAN 

 

 

 

DP1.1 COMMON GUIDELINES 
 

 

 

 

 

 
 

314 DP1—FORM AND CHARACTER 

S
IT

E
 D

ES
IG

N
 

Circulation—Vehicular 
Within a development, the following elements shall be considered in the Site Design: 

23. ALL TYPES: Enhance connectivity of public roads and lanes through development sites by 

establishing public thoroughfares for pedestrians, cyclists and vehicles. 

24. ALL TYPES: Provide joint or shared driveway and ramp access between adjacent sites and 
consider 

driveway connections to future adjacent development sites. 
25. ALL TYPES: Locate driveways off minor 

streets or lanes rather than off major 

streets to enhance a safe, walkable 

streetscape. (illustr.) 

26. ALL TYPES: Where there is no 

alternative to providing access from a 

major street, locate and design 

driveways to minimize disrup- tion of 

the pedestrian environment along 

the street by minimizing the number of 

driveways, by sharing access points and 

by maintaining a continuous street 

orientation of the development. 

27. ALL TYPES: Where private roadways 

are proposed in-lieu of public streets, 

provide 

and design boulevard, landscaping and 

side- walk treatments to be similar to or 

mimic 

those found along public roadways. 

28. ALL TYPES: Consider accommodating residential and/or short-term parking along lanes rather 

than on streets where it tends to interrupt or interfere with pedestrian sidewalk movements. 

29. ALL TYPES: Create markers at site perimeter driveway entrances. 

30. ALL TYPES: For vehicular circulation in surface parking areas: 

a) Provide vehicle connections between adjacent surface parking areas from neighbouring  

sites 

b) Ensure parking is located away from street frontages or from street corners 

c) Divide large surface parking areas into smaller sections defined by buildings or 

driveways with a sidewalk and landscaping on each side 

d) Orient parking rows perpendicular to main entrances with a driveway along the building 

frontage for safer pedestrian movements 

e) Locate accessible parking spaces close to main building entrances and/or elevator 

lobbies 

b) Ensure accessible parking spaces are barrier-free by: 

• Including curb letdowns in practical locations 

• Locating any pole-mounted signage so it does not obstruct vehicle loading 

• Providing clearance from landscaping so it does not obstruct vehicle loading 

b) Locate employee parking in an accessible and visible location 

h) Locate and screen recreational vehicle or truck parking spaces or compounds away 

from any public views (e.g. from streets) 
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Circulation—Vehicular (cont.) 

Within a development, the following elements shall be considered in the Site Design: 

31. ALL TYPES: For parking ramps (illustr.): 

a) Where ramps cross sidewalks, provide a maximum five percent (5%) slope for the 

first 6 m of the ramp 

b) Provide specialty paving for the first 6 m 

c) Set parking ramps back from side property lines by a minimum of 1.5 m to allow for a 

land-scaped buffer 

d) Treat sidewalls of ramps with specialty details and finishing (e.g. sand blasting with 

a reveal pattern). 

 

 

 

 

 

 

 

32. ALL TYPES: For site loading: 

a) Locate surface loading spaces away from public views; screen and pave with specialty 

materials 

b) Loading may need to be fully enclosed to reduce acoustical impacts on adjacent 

residential areas 

c) Gates may be necessary for closure during non-business hours 

d) Maneuvering for loading should be provided and accommodated for completely on-site, 

not on streets. 

33. TOWNHOUSES: Screen apron parking that is visible from the public realm. 

34. TOWNHOUSES: Use side-by-side parking as the main provision for parking and specifically 

minimize the use of tandem parking. 

35. MULTIPLE/MIXED/COMMERCIAL: For corner store residential units, locate surface 

residential parking close to the residential entrance for convenience and security. 

36. INDUSTRIAL and BUSINESS: Reduce conflicts between heavy vehicles and traffic from 

visitors and employees. 

37. INDUSTRIAL and BUSINESS: Locate movements for heavy vehicles away from residential 

interfaces, where possible, and incorporate features to mitigate noise, fumes and visual 

intrusion; in some cases, 
an impact study may be required. 
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Site Landscaping 
Within a development, the following elements shall be considered in the Site Design: 

38. ALL TYPES: Identify, preserve and 

incorpo- rate healthy stands of mature 

trees into the overall site landscaping 

design. (illustr.) 

39. ALL TYPES: Retain unique or culturally 

or historically important trees or 

vegetation and nesting areas on the 

development site. 

40. ALL TYPES: Provide a coordinated group 

of furnishings to match the overall 

character of the development and site 

features, (e.g. bike racks, signs, garbage 

enclosures, benches, waste receptacles 

and tree grates). 

41. ALL TYPES: Site landscaping design 

should consider the context of 

surrounding proper- ties where there is a 

dominant pattern along the street (e.g. 

provide tree rows and land- scaping 

consistent with the established or 

emerging standards along the street or 

with- in an adjacent neighbourhood). 

42. ALL TYPES: Use landscaping and landscape materials to conform to the most current 

version of the British Columbia Society of Landscape Architects/British Columbia 

Landscaping and Nursery Association’s British Columbia Landscape Standards (as 

amended). 
43. ALL TYPES: Ensure sufficient in-ground planters are provided for full, healthy tree growth. 

(illustr.) 

 

44. ALL TYPES: Locate trees no closer than 2 m 

from a building face, building foundation or 

retaining wall. Use only small growing tree 

species between 2 m to 3 m from the 

building setback; use medium growing tree 

species between 3 m and 4 m; and use 

large growing tree species beyond 4 m. 
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Site Landscaping (cont.) 

Within a development, the following elements shall be considered in the Site Design: 

45. ALL TYPES: Site landscaping should incorporate environmentally sustainable features: 

a) Minimize stormwater runoff and reduce heat island effects (e.g. increase the amount 

of land- scaped areas on-site and decrease the amount of impervious paved surfaces) 

b) Take energy efficiency into consideration in the 

overall design of landscaped areas. Use designs 

that moderate the effect of wind and solar 

impacts on buildings (e.g. use deciduous trees 

along western and southern building frontages 

to address passive solar gains and allow for 

winter gains) (illustr.) 
c) Minimize high water use mown turf areas. 

Strive to limit mown turf areas to a 

maximum of 25-50% of the total landscaped area of 

one site 

d) Reduce evaporation from soil by providing mulch co 

e) Use the highest quality plant material possible and in a scale and massing that will have 

an obvious impact; maximize the function and aesthetic qualities of landscaping for open 

spaces 

f) Select plants that require less need for chemical interventions in pest and weed control. 
 

46. ALL TYPES: For landscaping in surface parking areas: 

a) Locate curbed landscape islands throughout parking areas in order to define parking 

clusters, 

visually break-up and screen the parking area, highlight pedestrian routes, increase human com- 

fort, provide shade and manage stormwater opportunities 

b) Locate landscaped islands as such: between, and at the end of, parking rows; one 

landscaped island along the side of a parking space, at the end of every six spaces in a 

single row; one land- scaped island, at a minimum of 3.6 m in length, located along the 

end of each group of 6 paired spaces (e.g. 12 spaces in two adjoining rows of 6 

spaces, each front to front) 

c) Cluster small car spaces with left over areas used for a landscaped island 

d) Provide a minimum of 1.5 m radius for tree root balls in landscaped islands. Where a 1.5 

m radius cannot be provided, the minimum landscape strip width should be not less than 

1 m. Structural soil should be used under paved areas for the smaller landscaped strip to 

protect the roots from vehicles 

e) Incorporate wheel stops or other devices in parking spaces to prevent landscaping 

and tree trunks from vehicle damage 

f) Maximize tree spacing appropriately to correspond with the mature size of the tree 

species being 

used; allow for at least one tree in each island 

g) Use single stem deciduous shade trees with a minimum of 5 cm caliper or larger, with 

tree canopies that begin no less than 2 m above grade 

h) Use a mix of #1, #2 and #5 plant pot sizes for shrubs in landscaped islands as well as a 

mix of evergreen trees or plant material that will provide for year-round variety 

i) Allow for visual surveillance through the site between the low shrubs screening the 

bottom half of the vehicles and the bottom of the tree canopy 

j) Locate lower shrub plantings at crossing points to ensure visibility between vehicles and 

pedestrians at crossings. 
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Site Landscaping (cont.) 

Within a development, the following elements shall be considered in the Site Design: 

47. TOWNHOUSES: Provide landscaping at each individual entrance and between parking along 

private driveways. 

48. INDUSTRIAL and BUSINESS: Locate a stormwater management swale in the front yard 

setback with associated planting. 

49. INDUSTRIAL and BUSINESS: Provide sufficient landscape buffering where adjacent to 

residential devel- opment, include features such as berms, solid residential-type fencing where 

it will be visible and dense conifer planting. 

50. INDUSTRIAL and BUSINESS: Where security fencing is necessary, avoid barbed or razor 

wire; work to integrate hedging along a fence line. 

Site Services 
Within a development, the following elements shall be considered in the Site Design: 

51. ALL TYPES: Provide screening of and 

locate electrical kiosks and gas meters 

away from the visible public realm. 

(illustr.) 

 
52. ALL TYPES: Where refuse containers 

cannot be located in underground 

facilities, locate enclosures away from 

the visible public 

realm. 

53. ALL TYPES: Design refuse enclosures 

to coordinate with the overall design of 

the development and use the same high 

quality, durable materials as the rest of 

the site. Refuse container storage 

should have se- cure gates and a roof. 

 

54. ALL TYPES: Provide a room or area large enough to allow for multiple types of refuse 

containers. En- sure sufficient room is created on-site to accommodate composting and 

recycling facility as well as gar- bage disposal. 

55. ALL TYPES: Locate underground parking mechanical vents away from the visible public realm 

and make flush with grade. 
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Site Lighting 
Within a development, the following elements shall be considered in the Site Design: 

56. ALL TYPES: Incorporate neighbourhood character elements into on-site lighting design. 

57. ALL TYPES: Provide a hierarchy of different lighting types with a coordinated appearance 

(e.g. lower- scale pedestrian pathways, parking areas, drive aisles, building and site 

entrances, and larger-scale parking lot lighting). 

58. ALL TYPES: Coordinate the location of 

lighting with other landscape elements 

(e.g. trees). 

59. ALL TYPES: Ensure overall site lighting 

en- hances public safety and 

accommodates for safe ease of 

pedestrian movements to and from the 

development site. 
 

60. ALL TYPES: Incorporate energy 

efficiency into the overall lighting 

plan. 

61. ALL TYPES: Design and install lights 

that are vandal proof. Take maintenance 

accommodations into consideration 

when designing development site 

lighting plans. 
 

62. ALL TYPES: Provide exterior street 

lighting that follows the International 

Dark Sky 

Model (as amended) in order to limit 

light pollution and to reduce light 

overspill into any adjacent residential 

areas. (illustr.). 

 

63. COMMERCIAL: Incorporate lighting 

poles fitted for hanging baskets with 

associated irrigation and banners. 

64. INDUSTRIAL and BUSINESS: Locate lighting 

to assist visual surveillance including site 
security (e.g. monitored cameras). 
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Shared Amenity Space 
Within a development the following elements shall be considered in the Site Design: 

65. ALL TYPES: Provide sufficient outdoor amenity space at a scale consistent with the size of 

the development and in consolidated, usable spaces. 

66. ALL TYPES: Provide a covered, weather protected outdoor seating area. 

67. ALL TYPES: Provide shade trees at seating areas for summer comfort. 

68. ALL TYPES: Provide a variety of passive and active program spaces. 

69. ALL TYPES: Provide opportunities and support facilities for urban agriculture (e.g. provide 

a water source, tool storage and composting facilities). 

70. ALL TYPES: Locate outdoor amenity spaces near indoor amenity rooms, entrances or staff 

areas, (e.g. lunch rooms) to encourage the observation and engagement of outdoor spaces. 

71. ALL TYPES: Provide forms of hard and soft landscaping (e.g. constructed planters, gazebos, 

trellises and pergolas) to enhance the usability of decks, balconies and other outdoor amenity 

spaces. 

72. ALL TYPES: Use roof tops as an additional outdoor amenity space. 

73.  RESIDENTIAL: Secure play areas for children that are located where they can be easily 

observed and that allow for a variety of play experiences. Children play areas should be 

landscaped and paved for surface play. 

74.1  TOWNHOUSES: Outdoor amenity space should be useable for play and activities; and for 

townhouse 

developments less than 25 units, should not include tree protection areas. 

74.2  RESIDENTIAL: Provide a minimum of one indoor amenity per residential building. 

74.3 MID-RISE RESIDENTIAL: Provide a minimum of one indoor amenity per residential building or 

per 80 grouped residential units, whichever is less. 

Publically Accessible Open Space 
Within a development the following elements shall be considered in the Site Design: 

75. ALL TYPES: Create publically accessible 

open spaces on private property along 

streets, lanes and public thoroughfares 

to add amenity spaces and enjoyment to 

urban areas. (illustr.) 

76. ALL TYPES: The amount and scale of 

open space provided should reflect both 

the density of the neighbourhood and of 

the immediate area (e.g. on larger sites 

in denser neighbourhoods, larger open 

spaces should be provided). 

77. ALL TYPES: Publically accessible open 

space should be added, in addition to 

any shared outdoor amenity space 

required, for resi- 
dents or workers. 
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Publically Accessible Open Space (cont.) 

Within a development the following elements shall be considered in the Site Design: 

78. ALL TYPES: Open spaces should be defined as to its purpose and function by: 

a) Incorporating passive activities in the design (e.g. providing seating as a basic function) 

b) Contributing to placemaking by creating a focal point for visual interest 

c) Enhancing the green, natural experience by incorporating stormwater management 

features into the design 

d) Incorporating other functions into larger open spaces (e.g. playground areas). 

79. ALL TYPES: Open spaces should be located with consideration given to the surrounding 

area and site by: 

a) Linking with other open spaces in the area 

b) Taking advantage of any unique vegetation, views or riparian areas 

c) Responding to access for all seasons (e.g. lunch time for area workers) 

d) Responding to wind (e.g. by providing shelter) 

e) Reducing the impact of noisy locations (e.g. by mitigating the negative impacts of traffic 

by using water features) 

f) Shaping open spaces to respond to a surrounding context (e.g. by widening a promenade 

in order to reinforce a street or by extending a corner plaza to link with a main building 

entrance) 

g) Maximizing public access to open spaces by locating them along at least two public streets 

h) Locating rest areas adjacent to a greenway and along highly visible locations (e.g. at 

intersections with connecting streets or other greenways). 

 
80. ALL TYPES: Incorporate detailed design and landscape elements: 

a) Define public, private and semi-public spaces adjacent to open spaces by using low 

landscaping 

b) Incorporate local character, cultural themes or art work as a focal point or as an integral 

part of the overall design 

c) Plant large trees, in clusters if possible, that have adequate growing medium and space, 

particu- larly where the trees are located on parking structures 

d) Add shade trees suitable to prevent summer overheating 

e) Create opportunities for open space uses, especially for children to engage in nature 

within an urban setting 

f) Use trees, shrubs, ground covers, vines and flowers in a variety of colors and textures 

to reflect seasonal changes and variation 

g) Install lawns to help visually soften the surrounding urban environment and to serve as an 

inviting and effective dry-weather seating area 

h) Consider adding electrical and water access points for events held in larger open space 

areas 

i) Use surface materials that allow for universal accessibility, particularly allowing for easy 

access by the elderly or disabled 

j) Provide integrated stormwater features within landscaped areas 

k) Ensure material selection, design, layout and function of the space is done with the 

objective of maintaining long term attractiveness 

l) Incorporate subtle pedestrian-scale lighting into the character and overall design of the 

open space. 
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Publically Accessible Open Space (cont.) 

Within a development the following elements shall be considered in the Site Design: 

81. ALL TYPES: Program the open space to be active and safe by: 

a) Designing the open space to connect with people moving through the area, including 

along de- sire lines 

b) Maximizing surveillance of open space areas, (e.g. by orienting main entrances, 

townhouses or shop fronts onto the open space and by avoiding interfacing open 

spaces with parking lots) 

c) Encouraging indoor uses to spill out onto open spaces (e.g. by creating informal outdoor 

seating 

areas and by creating space for the commercial display of goods) 

d) Providing good visibility from surrounding public areas or streets by: minimizing walls, 

minimiz- ing raised planters, locating plazas at street level, creating seamless 

connections to streets and by creating clear sightlines across the open space (illustr.) 

 

 

 
e) Considering all users of a space (e.g. consider how unintended users such as 

skateboarders, may conflict with passive users) 

f) Considering the quality of the open space at different times of the day and week and for 

different seasons (e.g. by using lighting to adjust comfort in an open space). 

 

 

 

 

 

 

 

 

 

 

 
 

322 DP1—FORM AND CHARACTER 

S
IT

E
 D

ES
IG

N
 



BYLAW NO. 18020 | OCTOBER 20, 
2014 

 

 DP1—FORM AND 
CHARACTER 

323 

 

 

DP1.1 COMMON GUIDELINES 
 
 

Publically Accessible Open Space (cont.) 

Within a development the following elements shall be considered in the Site 

Design: 

82. TOWNHOUSES: Create a publically accessible open space at street corners. 
(illustr.) 
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Public Realm and Street Interface 
Within a development, the following elements shall be considered in the Site Design: 

83. ALL TYPES: Enhance beautification opportunities along prominent transportation routes, 

heritage streets, boundary streets and City gateways. 

84. ALL TYPES: To better coordinate the interface between public and private property, include   

information on design drawings about off-site and adjoining public property elements (e.g. 

show sidewalks and boulevard details designed to City standards for reference). Set the 

ultimate grade requirements of adjacent public property at the early stages of design. 

85. ALL TYPES: Coordinate continuous front yard setbacks along streets, particularly where 

buildings abut one another with no side yard, such as in Town Centres or along prominent 

shopping streets. 

86. ALL TYPES: Enrich the public realm and street interface with distinctive character elements 

such as art features and cultural and historical references. 

87. ALL TYPES: Underground parking should be set back and lowered, especially where visible in 

the public realm, so as to not project above grades; include allowances for tree roots, soil and 

paving depths. 

88. ALL TYPES: Trees should be set back 0.5 m from any public thoroughfare property line to 

facilitate access, maintenance and root growth. 

89. ALL TYPES: Where driveway entrances divert to each side, consider the axial view down the 

driveway by providing a landscaped feature or marker at the end of the driveway. 

90. ALL TYPES: Screen all parking areas visible from the street with a landscaped buffer a 

minimum of 3 m wide. Provide a minimum of a double staggered row of evergreen shrubs, 

with a minimum height of 1 m, and deciduous trees with canopies starting at a minimum of 2 

m above grade, spaced to meet the mature tree size. Landscaped buffers for shared vehicle 

parking stalls should also be a minimum of 3 m wide but landscaping should not obstruct 

visibility of the stalls from the street or public walkways. Pro- vide low, open, decorative 

fencing with solid posts using durable materials such as masonry, and incor- porate it to better 

define parking areas and focused pedestrian routes throughout the site. 

91. RESIDENTIAL: Step planters up to 

raised patios with a maximum of 0.6 

m wall height with high quality 

material facing such as masonry 

(e.g. stone or brick) or specialty 

concrete and low, layered planting in 

front of the wall. (illustr.) 
 

92. RESIDENTIAL: Enhance each 

individual entrance with a tree planted 

in ground and specialty treatments as 

gate markers. 
 

93. RESIDENTIAL: Enhance the 

progression from the sidewalk to the 

front door by lining up stairs straight 

from the sidewalk 
to the front door (i.e. not turned). 
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Public Realm and Street Interface (cont.) 

Within a development the following elements shall be considered in the Site Design: 

 
94.   COMMERCIAL: Incorporate the following 

elements (illustr.): 

a) Seamless interfaces should be 

created across public and private 

property without using steps or 

retaining walls 

b) In-ground planting should be 

provided along street edges; 

avoid the use of raised planters 

c) Reinforce a formal tree-lined 

promenade along a street by 

providing an inside row of trees, 

on private prop- erty, where there 

is a setback of 2.5 m of more. 

 

 

95. INDUSTRIAL and BUSINESS: Define and secure fenced compounds beyond the front yard to 

avoid having a fenced front yard. 

96. INDUSTRIAL and BUSINESS: Provide a setback from the property line to allow for 

landscaped buffers along the building. (illustr.) 
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Building Ground Plane Interface 
Within a development the following elements shall be considered in the Building Form: 

97. ALL TYPES: Step building ground floor levels to match the adjacent sidewalk grades on 

sloping sites.(illustr.) 

98. ALL TYPES: Maximize the number of individual entrances to the street and public areas. 

(illustr.) 

 

 

 

 

 

 

 

 

 
99. ALL TYPES: Create a strong sense of main entrance that is architecturally integrated with the 

building and that is facing the primary street. 

100. ALL TYPES: Set main building entrances at the sidewalk grade without the need for transitions 

such as steps or ramps. Incorporate steps or ramps inside the main entrance lobby. 

101. ALL TYPES: Locate active uses to face streets and non-active uses to face away from streets 

to avoid blank walls facing the public realm. 

102. ALL TYPES: Provide a setback from the property line to allow for a landscape buffer along the 

building. Use facade variations, textured surfaces, architectural detailing or graphics and colours 

to reduce visual impact of blank walls. 

103.  ALL TYPES: Incorporate lighting into the building to enhance entrances, adjacent streets and 

public spaces for pedestrians. 

104. ALL TYPES: Establish natural surveillance opportunities along publically accessible circulation 

routes by encouraging active uses to locate adjacent to the edge. 

105.  RESIDENTIAL: Specific to residential interfaces, the following elements should be applied: 

a) Orient the main floor levels with the adjacent sidewalk grade, setting at a minimum of 

0.6 m and a maximum of 1.2 m above grade 

b) Express a strong individual entry porch at the street level with weather protection 

over each entrance 

c) Orient front doors and front porches to face the street. 

106. TOWNHOUSES: Incorporate a habitable room associated with the front entrance for units 

facing a street or public thoroughfare. 
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Building Ground Plane Interface (cont.) 

Within a development the following elements shall be considered in the Building 

Form: 

107. COMMERCIAL: Incorporate the 

following elements: 

a) Maximize active uses (e.g. shop 

fronts) along the public interface, 

including along streets and public 

thoroughfares 

b) Orient primary retail or commercial 

unit entrances towards the street 

rather than to parking areas 

c) Locate large retail units away 

from street edges. Where large 

retail buildings along street 

edges cannot be avoided, infill 

smaller retail units along these 

frontages (illustr.) 

d) Maximize retail/commercial 

glazing at the street frontage 

and avoid overhanging building 

arcades. 

 
 

108. COMMERCIAL: The following elements 

should be applied (illustr.): 

a) Express the individuality of 

each unit with unique features 

to break down the scale of long 

facades 

b) Provide a finer grain of detailing 

of ground level frontages to add 

interest and character 

c) Provide deeper weather 

protection on buildings that are 

adjacent to 

transit stops. 

 

109. INDUSTRIAL and BUSINESS: Locate 

loading doors away from public realm 

interfaces. 
 

110. INDUSTRIAL and BUSINESS: Where 

there is no alternative to locating doors 

away from facing streets, provide 

specialty design of loading doors and 

integrate design into the architectural 

elements of the overall building. 

111. INDUSTRIAL and BUSINESS: Express the 

ground floor along the street architecturally 

to establish scale. 
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Building Massing 
Within a development the following elements shall be considered in the Building Form: 

112. ALL TYPES: Create a comparable building scale and massing with the established and/or 

known future neighbourhood. 

113.  ALL TYPES: Follow incremental develop- 

ment of an area over time to avoid 

sudden large-scale changes. 

114.  ALL TYPES: Orient and shape buildings to 

reduce shadow impacts on outdoor spaces. 

(illustr.) 

115.  ALL TYPES: Create building forms with a 

strong street enclosure, particularly at cor- 

ners. 

116. ALL TYPES: Locate higher building 

forms along more prominent streets 

and at corners. 

117. ALL TYPES: Address prominent and axial sites by shaping buildings for their visual prominence 

and potential as reference points or landmarks. 

118.  ALL TYPES: Reduce the visual impact and massing of enclosed elevator shafts with  

architectural treat- 

ments. 

119.  ALL TYPES: Express vertical circulation (e.g. stairs and atria) as an architectural element. 

120. ALL TYPES: Enhance large, flat expanses of roof (whether actively used or not) with texture, 

colour and/ or landscaping. 

121. ALL TYPES: Orient buildings to line 

streets including angled and curved 

streets. (illustr.) 
 

122. ALL TYPES: For wider streets (e.g. 

arterials), create a higher podium to 

respond to street enclosure proportion. 

123. ALL TYPES: Where higher density forms 

are proposed adjacent to or across the 

street from single family areas, design 

and scale 

the building size and massing down to 

that of the single family forms. 

124. ALL TYPES: Locate elevators internal 

to the building and incorporate the 

mechanical 
penthouse into roof forms. 
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Building Massing (cont.) 

Within a development the following elements shall be considered in the Building Form: 

125. TOWNHOUSE: Scale townhouse buildings with multiple units to a maximum footprint of 600 

sq. m or six units. 

126.  RESIDENTIAL: Articulate larger roof forms by varying height and using dormers. 

127. MULTIPLE/MIXED/COMMERCIAL: Visually scale down the length of the podium massing to 

50 m by stepping down the roof forms and indenting the facade. (illustr.) 

 

 

 

 

 
 

 

128. MULTIPLE/MIXED/COMMERCIAL: Step back portions of the upper storeys for buildings 

higher than 3 storeys. The lower storeys should maintain street enclosure. Where 

townhouses are incorporated into the base of the building, express the 2 storey form in the 

lower tower floors. (illustr.) 

129. RETAIL and COMMERCIAL: Provide an enclosed service corridor at the rear of multi-tenant 

buildings to avoid the need for an outdoor walkway, particularly where visible to the public 

realm or adjacent to residential uses. 

 

130.a LOW RISE FORMS: Optimize views, light and air for units in low rise buildings by providing 

minimum separations between buildings to achieve the following: 

1) between a building side and another building 

side—minimum of 6 m; 2) between a building 

side and a building front—minimum of 12 m; 

between a building front and another building 

front—minimum of 20 m when one of 

the buildings is 50 m wide or less and a min- 

imum of 24 m wide when one of the build- 

ings is more than 50 m wide. (illustr.) 

130.b MID RISE FORMS: Tower separations from 

corner-to-corner should be a minimum of 20 

m and from face-to-face a minimum of 30 m. 

131. HIGH RISE FORMS: Cluster high-rise 

towers with the highest forms in the core 

and taper out to lower forms at the 

outside of the cluster. 

 
132.  HIGH RISE FORMS: Minimize the east-west dimension width to 28 m for shadowing. 
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Building Massing (cont.) 

Within a development the following elements shall be considered in the Building Form: 

133. HIGH RISE FORMS: Scale residential floors relative to tower height with high-rise floor 

plates at a: 1) maximum of 600 sq. m for buildings up to 30 storeys; 2) maximum of 650 

sq. m for buildings between 31—40 storeys; 3) maximum 700 sq. m for buildings 41—50 

storeys; 4) and maximum 750 sq. m for buildings 51 storeys and higher. 

  134. HIGH RISE FORMS: Set tower orthogonal to the street for the majority of sites. 

134.a HIGH RISE FORMS: Tower separation is a 

           minimum of 30 m from corner-to-corner and a minimum of 50 m from face-to-face. 

(illustr.) 

 135. HIGH RISE FORMS: Locate towers to 

allow views through from surrounding 

sites and from within the site for 

multi-tower sites. 

136. HIGH RISE FORMS: Incorporate 

features which reduce the impacts of 

wind (e.g. balconies and articulation on 

tower forms which capture and slow 

the wind at upper levels). 

137. HIGH RISE FORMS: Reinforce street 

enclosure by setting towers close to 

the street with approximately 4 m set 

back from the podium face and 

integrating the tower as it meets the 

podium form. 

  138. HIGH RISE FORMS: Form tower tops into an expression of the roof function (e.g. roof 
gardens). 

139. HIGH RISE FORMS: Create a 4-6 storey podium as a base to the higher tower forms and 
reinforce street enclosure. (illustr.) 

 

 

 

 

 

 

 

 

 

140. INDUSTRIAL and BUSINESS: Locate buildings on sites to allow views through from 

upland residential areas and to screen views of any outdoor storage areas. 

141. INDUSTRIAL and BUSINESS: Express the different functions of the building (e.g. 
entrances, second floor office areas, and warehouses) as distinct forms by varying the 
parapet heights and by stepping forms rather than using an arbitrary application of building 
variations. 

  142. INDUSTRIAL and BUSINESS: Ancillary or secondary buildings should be designed to the      

same architectural level as the principal building. 
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Architectural Character, Treatment and Materials 
Within a development the following elements shall be considered in the Building Form: 

143. ALL TYPES: Select exterior building materials for their functional and aesthetic quality. These 

materials should exhibit high qualities of workmanship, durability, longevity and ease of 

maintenance. 

144. ALL TYPES: Continue higher quality materials used on the principal façade around any 

building corner or edge which is visible to the public. (illustr.) 

 

 

 

 

 

 

 
145.  ALL TYPES: Avoid the excessive use of monotone colour palettes. 

147. ALL TYPES: Design any visible side walls with visual interest by using such features as texture, 

color, graphics, wall art and lighting. 

147.  ALL TYPES: For underground parking and above-ground parkades: 

a) Where interconnected between sites, parking structures should be separate and secure 

b) Separate large parking facilities into smaller secured areas 

c) Provide direct access to the street for retail parking and access to the elevator in 

underground parking for visitors 

d) Provide overhead gates to underground parking areas; secure residential parking 

from non- residential parking 

e) Locate exit stairs from underground parking within the building envelope and make 

flush with the building face without alcoves 

f) Freestanding exit/access stairs and elevators to parking should be fully enclosed, visibly 

open 

and expressed as an architectural element with vandal resistant materials 

g) Design exit vestibules and elevator lobbies with clear visibility such as glass enclosures 

h) Parking interiors should be painted with light colors to improve visibility and lighting 

efficiencies 

i) Parking interiors should be visibly open with few walls, hidden corners and alcoves 

j) Provide accessible common areas for storage, refuse and recycling material 

k) Secure bicycle parking facilities, storage lockers and change rooms with showers 

l) Above-ground parkades should be wrapped with active uses along public frontages. 

Where visi- ble, design as a primary façade using durable, high quality materials with 

the main entrance strongly expressed 

m) Control access to parkades with secured exit stairs and access to the ground level where 

only the parking ramp is left open allowing for tighter access control. 
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Architectural Character, Treatment and Materials (cont.) 

Within a development the following elements shall be considered in the Building Form: 

148. ALL TYPES: Incorporate options for mounting cellular equipment and incorporate screening to 

avoid visual clutter on the tops of buildings, particularly for higher buildings. 

149. ALL TYPES: Minimize the potential for bird collisions when siting buildings near existing 

landscape fea- tures and when planning new landscapes in close proximity to buildings by 

doing the following: 

a) Creating visual markers on buildings by using a denser pattern of glass, applying 

patterns, film, 

decals, decorative grills and louvers to glass surfaces 

b) Angling glass to project reflected images downward, and 

c) Installing awnings or overhangs to cover windows on the ground floor of a building. 

150. ALL TYPES: Indicate measures taken to enhance building performance and consider designing 

new buildings to a green building standard (e.g. LEED or equivalent). 

151. ALL TYPES: Incorporate environmentally 

sustainable green building features such as: 

a) Utilizing sustainable construction 

methods and materials, including the 

reuse, rehabilitation, restoration and 

recycling of building and/or building 

elements 

b) Minimizing summer solar gain 

(e.g. south and west facing) by 

using roof overhangs, balconies, 

awnings, lou- vers, canopies and 

other window screening 

techniques (illustr.) 
c) Maximizing winter solar gain, (e.g. 

by using solar water heating or 

solar mass walls) 

d) Installing green roofs 

e) Improving indoor air quality 

f) Minimizing the impact of 

adverse weather on buildings 

and on the 

street-level microclimate (e.g. strive 

to reduce excessive heat by providing 

generous shade) 
 

g) Reducing water consumption (e.g. by using reclaimed or recycled water or rainwater 

capture from roofs or rain barrels for outdoor use) when available, and as a substitute 

for potable water 

h) Improving the energy performance and energy consumption of HVAC systems by using 

alternative energy supplies (e.g. photovoltaics and wind power). 

 

 

 

 

 

 

 

 
 

332 DP1—FORM AND 
CHARACTER 

B
U

IL
D

IN
G

 F
O

R
M

 



BYLAW NO. 18020 | OCTOBER 20, 
2014 

AMENDED: May 29, 
2017 

 

 

 

DP1.1 COMMON GUIDELINES 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

DP1—FORM AND 
CHARACTER 

333 

B
U

IL
D

IN
G

 F
O

R
M

 

Architectural Character, Treatment and Materials (cont.) 

Within a development the following elements shall be considered in the Building Form: 

152. ALL TYPES: Incorporate energy efficient building design features such as: 

a)  Adjusting Compact Massing and Form—minimize loss of heating energy by reducing the 

number of corners and joints use in a building by incorporating simple, solid shapes (e.g. 

rectangles or cubes) (illustr.) 

 

 

 

 

 

 
b)  Exterior Shading—minimize unwanted solar gains during the summer (e.g. by using 

horizontal shading devices on the south and east facades) and optimize solar heat gain 

in the winter (e.g. by using vertical shading devices on west facades) (illustr.) 

 

 

 

 

 

 
c) Window Frame Detailing—mitigate heat loss by reducing the use of excessive or 

unnecessary design features (e.g. design buildings with fewer, larger windows that 

reduce excessive use of 
window junctions) (illustr.) 
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Architectural Character, Treatment and Materials (cont.) 

Within a development the following elements shall be considered in the Building 

Form: 

d) Adjusting Window Fenestration— 

avoid floor-to-ceiling glazing by 

ensuring bottom window sill 

heights are placed at a minimum 

of 24 inches above the floor to 

block unnecessary solar radiation 

at foot level. (illustr.) 

e) Thermal Bridging—mitigate heat 

loss through the building envelope 

by constructing thermally-broken 

balconies from the building (e.g. 

ensure wall insulation is 

continuous, minimizing heat loss) 

(illustr.) or by eliminating exposed 

slab edges out from 
the building envelope. 
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Architectural Character, Treatment and Materials (cont.) 

Within a development the following elements shall be considered in the Building Form: 

153. TOWNHOUSES: Incorporate features 

on corner unit sides such as entrances, 

bay windows and roof articulation (e.g. 

gable ends). (illustr.) 

154. TOWNHOUSES: Provide 

wider window trim and vary the type of 

materials used at different levels of the 

unit (e.g. use masonry at the base, 

siding on main levels and treat the gable 

ends with specialty materials). 

155. TOWNHOUSES: Emphasize the vertical 

expression and identification of individual 

units. 
156. TOWNHOUSES: Design firewalls to be in- 

corporated into the overall building so they 

are not visible through roof forms. 

157. RESIDENTIAL: Break down façades into 

smaller scale elements through the use 

of windows, bays, balconies and 

dormers. 

158 RETAIL and COMMERCIAL: Pitched roof forms shall have full roof expression rather than being 

truncat- ed. 

159. INDUSTRIAL and BUSINESS: Prefabricated buildings are generally discouraged. Should they be 

used, significant building improvements will be required to achieve an adequate and acceptable 

architectural design. Incorporating extensive use of glass (e.g. transparent and spandrel) into 

the design may offset the solid nature of the buildings reaching a more acceptable design level. 

160. INDUSTRIAL and BUSINESS: Consolidate roof mechanical units together and screen from 

views. 

Residential Livability 
Within a development the following elements shall be considered in the Building Form: 

161. ALL RESIDENTIAL: For residential development directly abutting an arterial road, a report 

with recom- mendations prepared by persons trained in acoustics and current technologies of 

noise measurements shall be provided that demonstrates that noise levels for specific 

portions of a dwelling unit are not exceeded. Those noise levels and specific portions of a 

dwelling unit include: 

a) Bedrooms—35 decibels 

b) Living, dining and recreation rooms—40 decibels 

c) Kitchens, bathrooms and hallways—45 decibels. 
 

For the purposes of this guideline, “Noise Level” is defined as the A-weighted, 24-hour 

equivalent (Leq) sound level defined in decibel levels. 
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Residential Livability (cont.) 

Within a development the following elements shall be considered in the Building Form: 

162. ALL RESIDENTIAL: Take into account the negative acoustical impacts that can result when 

residential uses are located along roadways, (e.g. arterial roads) and when residential and non-

residential uses are mixed within the same development. Use methods that will help to buffer 

residential units from external noises including: 

a) Orienting bedrooms and outdoor areas away from obvious noise sources 

b) Providing mechanical ventilation to allow for the choice of keeping windows closed 

c) Enclosing balconies or using sound-absorptive materials and sound barriers 

d) Using sound-deadening construction techniques or materials (e.g. concrete, 

acoustically-rated glazing or glass block walls) 

e) Locating areas not affected by noise (e.g. stairwells and single-loaded corridors) 

between the noise source and the dwelling unit. 

163. ALL RESIDENTIAL: Include a window in each bedroom to provide daylight and ventilation for 

occupants. 

164. TOWNHOUSES: Incorporate privacy screening between patios and balconies. 

165. TOWNHOUSES: Provide a minimum of 15 m for rear yard privacy between townhouse 

buildings. 

166. MULTIPLE/MIXED/COMMERCIAL: Orient residential units to face front or rear yards, not side 

yards or parking ramps. (illustr.) 

 

 

 

 

 

 

167. MULTIPLE/MIXED/COMMERCIAL: Design residential corridors with a maximum distance of 

30 m from a unit to an elevator. 

168.  MULTIPLE/MIXED/COMMERCIAL: Provide an elevator for approximately every 70 units for 

convenience. 

169. MULTIPLE/MIXED/COMMERCIAL: Where stairs are located at the elevator lobby and at the 

end of a corridor, design stairs to be visible, open and larger than the minimum to encourage 

walking. The number of units per elevator, as noted in DP Guideline1.1.170, can be increased 

when building design encourages walking. 
170.  MULTIPLE/MIXED/COMMERCIAL: Where exit stairs and lobbies have exterior walls, 

incorporate windows for daylighting. 

171. MULTIPLE/MIXED/COMMERCIAL: Locate mail boxes to be visible to residents. They should 

be fully visible to the residential elevator rather than located in an enclosed space. 

172. MULTIPLE/MIXED/COMMERCIAL: In mixed-use developments, design buildings to ensure 

that each different use is self-contained and has a separate entrance with a focus on security 

for residential use. 
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Location 
Within a development, the following elements shall be considered for accommodating Shared 

Vehicles: 
 

173. Locate shared vehicles at-grade on private property to achieve convenient access and visibility 

from the street or lane. Integrate shared vehicle parking stalls with landscaping without 

obstructing visibility. 

174.  Locate multiple shared vehicles together on each site. 

175.  Cluster parallel parking of shared vehicles, where provided in a Green Lane, to no more than  

two stalls unless landscaped islands are provided every 18 m. (illustr.) 

 

 

 

 
176.  Provide safe pedestrian access to shared stalls with a minimum 1.5 m walkway. 

177.  Ensure shared vehicle parking stalls do not impede the normal functions of a laneway (e.g. 

utility access, garbage collection, etc.). 

Lighting 
Within a development, the following elements shall be considered for accommodating Shared 

Vehicles: 
 

178. Incorporate vandal-proof lighting in the landscaping to provide ease of access to shared 

vehicles with- out creating glare to adjacent residential units. 

Signage 
Within a development, the following elements shall be considered for accommodating Shared 

Vehicles: 

179. Locate shared vehicle parking signs at the designated stall discreetly and without the use of 

backlit sign boxes. 

180. When shared vehicles are located in a parking structure, provide signage at the parking 

structure entrance to identify where stalls are located. Sign specifications shall be in 

accordance with the Surrey Sign Bylaw, as amended. 

Appearance 
Within a development, the following elements shall be considered for accommodating Shared 

Vehicles: 

181. Treat at-grade shared vehicle stalls with distinctive, durable paving (e.g. pavers) and 

incorporate into the site landscaping. 

182. Minimize additional paved areas required for shared vehicle stalls by sharing drive-aisles 

with other parking areas and by maintaining efficient circulation. 

183. Avoid building additional free-standing structures to accommodate shared vehicles in order to 

reduce building mass. 
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Definitions 
In conjunction with the City of Surrey Sign Bylaw, as amended, the following definitions outline 

and illustrate common signs related to Development Permit guidelines for Signs: 

Awning/ 

Canopy 

Sign 

A sign painted on, attached to, or constructed on the surface of an awning or canopy, 

providing weather protection beyond a roof eave, that may include letters, characters, 

graphics 

and numbers. 

Fascia Sign A sign displayed on a building face on a plane generally parallel to the face of a 

building. 

Freestanding 

Sign 
A sign attached to the ground that is independent of any building or structure 

located on the same lot. Also known as Pylon Sign or Monument Sign. 

Individual 

Panels 
On free-standing signs, 

the separate panels used 

by tenants to advertise 

within a multi-tenant 

building. 

Portable 

Changeable 

Copy Sign 

 

Any sign not permanently 

attached to the ground or 

a building on which the 

information displayed can 

be changed manually or 

automatically using 

detachable letters, 

characters, numbers, 

pictorial panels or 

graphics. 

Projecting 

Sign 

 

A sign attached to and 

projecting outward from 

the face of a building. 

Does not include wall, 

canopy or fascia signs. 

Also known as a 

Blade Sign. (Illustr.) 

Sandwich 

Board 

 

Non-illuminated, portable 

sign having an “A” shape 

which is set upon the 

ground and has not 

external support elements. 

Sign Copy Individual letters, 

characters, graphics or 

numbers on a sign either 

with or without lighting. 

Also known as Cut- Out, 

Channel, Stencil-Cut 

and/or Routed Letters. 
(Illustr.) 
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General Design 
In conjunction with the City of Surrey Sign Bylaw, as amended, the following design elements, 

where applicable, are required for sign installations: 

184. All signage must conform to the regula- 

tions and standards as established in 

the City of Surrey Sign Bylaw, as 

amended. 

185.  Signs shall be made of durable, weather- 

resistant and high-quality materials. 

186. All signs shall be professionally 

designed and fabricated with a high 

degree of design and aesthetics. 

187. Signs shall consider the pedestrian 

realm as a priority in design, size and 

placement. (Illustr.) 

188. A complete sign package is required to 

be submitted with building elevations 

for development permits. Sign 

packages should include signs that are 

directed toward the pedestrian realm 

with an appropriate scale and location 

suitable for comfortable pedestrian 

viewing (e.g. under- awning and 

projecting signs). 

189.  Where multiple signs exist on one property signs should have a coordinated design. 

190. Where multiple signs exist on larger sites, sign size, location and design should ensure a 

coordinated hierarchy with a variety of sign types placed so as to reduce visual clutter and to 

reduce domination by anchor tenants. 

191. Using contrast, or other design 

features, signs should be easily and 

universally read- able. 

192. Building lighting bands should not 

dominate building architecture. (Illustr.) 

Building lighting bands should be 

designed with the following features: 

- one muted colour with halo-type 

lighting versus using a back-lit box 

- lower level luminaries or bulbs to 

reduce potential glare 

- simple horizontal bands with no 

vertical banding 

- bands that are shorter in length 

and smaller in size. 

193. All wiring should be located within an 

ap- proved conduit which is integrated 

fully with a sign or that is completely 

concealed. 
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General Design (cont.) 

In conjunction with the City of Surrey Sign Bylaw, as amended, the following design 

elements, where applicable, are required for sign installations: 

194.  Signs should not dominate the architecture of the building. (Illustr.) 

 

 

 

 

 

 

 

 

195.  Sign lighting should be designed with the following features: 

- cut-off shields to reduce light spill into residential areas 

- LED lighting to reduce overall glare 

- light sources that are not exposed, excludes neon tubes 

- elements that do not flash or that are animated 

- consistency with the lighting levels identified in the International Dark Sky Model 
- energy-efficient materials. 

Sandwich Board 
Within a development, the following elements shall be considered for Sign installations: 

196. Primarily used for 2nd floor tenants 

located at the lower entrance areas. 

197. No changeable copy signs are 

permitted on sandwich board signs. 

198. Sandwich Board signs shall be 

coordinated with other on-site signage 

and used primarily for tenants located 

in upper floors. (Illustr.) 

199. Shall be located to minimize 

interference with pedestrian 

thoroughfares, and are preferably 

located as close to the building as 

possible. Sandwich board signs are 

not permitted on public property. 

200. Sign materials and installation shall be 

able to withstand the effects of wind 

and weather by using appropriate 

materials and weighting measures. 
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Free-Standing 
In conjunction with the City of Surrey Sign Bylaw, as amended, the following design elements, 

where applicable, are required for sign installations: 

201. Businesses located at the rear of a property and not visible from the street shall be given 

signage priority in a multi-tenant freestyle sign. Where all businesses are visible, a free-

standing sign is not encouraged. 

202.  Within the free-standing sign, the number of individual signs shall be minimized to reduce  

visual clutter. Six tenant signs per side should/shall be the maximum. (Illustr.) 

 

 

 

 

 

 

 

 

 

 

 

203. Individual signs should be muted colour blank backing rather than white (when not leased). 

Bright colour schemes for individual signs shall me minimized. 

204. Background colours should complement the architectural colour scheme of the building or 

overall development. When blank areas are present on a sign, those blank areas should also 

reflect the architectural colour scheme of the building or overall development rather than 

remaining white. 

205.  Design sign heights to be oriented toward pedestrian environments, particularly in areas 

evolving away from previously auto-oriented site designs. Signs should be designed as 

appropriate to the site and surrounding areas rather than automatically being constructed to 

meet the maximums as established in Surrey Sign Bylaw, as amended. 

206. Use the top feature of a free-standing sign to tie the character of the sign with that of the 

architecture of the building or with other character elements of the surrounding 

neighbourhood. 

207.  Avoid the use of repeating the same style and design for sites where multiple signs are 

permitted. Use a variety of colours and styles to create variety, interest and uniqueness to a 

development. 

208. Free-standing signs should be a monument style shape where the base width is consistent 

with the full extent of the rest of the sign and where the bottom is not narrower than the rest 

of the sign. 
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Free-Standing (cont.) 

Within a development, the following elements shall be considered for Sign 

installations: 

209. Placement of the address on the top of 

the freestanding sign is encouraged. 

(Illustr.) 

210. Use aesthetically-pleasing materials and 

detailing for sign bases such as 

architectural concrete or masonry. 

211. Install landscaping around the base of 

free- standing signs. Landscaping 

should be layered, with lower plants in 

the front and higher plants closer to the 

sign base and consistent in plant 

species, design, layout and Best 

Management Practices to that used 

throughout the rest of the develop- 

ment. (Illustr.) 
212. Changeable copy lettering or designs 

are discouraged from being used on 

or with free-standing signs. 

 

 
Miscellaneous 
Within a development, the following elements shall be considered for Sign 

installations: 

213. Projecting and/or blade signs shall be 

two- sided and professionally designed 

and may be cared, routed, built up, 

sculpted or lettered. (Illustr.) 

214.  Inflatable signs are not permitted. 

215. Sign variety is encouraged, particularly 

for sites with multiple buildings or for an 

over- all development. Signs using the 

following design elements, in place of 

back-lit, flat- face sign boxes, are 

encouraged: 

- non-illuminated individual letters 

with remote illumination 

- halo-lit individual letters 

- under-awning signage 

- under-canopy signage 

- wall-mounted plaque signs 

- creative lettering styles 
- two-dimensional back-lit signs 
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Lighting 
Within a development, the following elements shall be considered for Sign installations: 

216. Encourage architectural lighting on the face of commercial buildings and at main entrances to 

residential buildings to help create a sense of safety and intimacy around the building. 

217. Gooseneck lights and sconces that are applied to fascias underneath weather protection 

elements are preferred for storefront lighting. (Illustr.) 

 

 

 

 

 

 

 

 

 

 

 
218. Ensure lighting is sensitive to nearby 

residential uses. Avoid visible, glaring 

light sources by using down-lights or up-

lights with cut-off shields. (Illustr.) 

219. Incorporated valence lighting should 

be placed into canopies and up-

lighting to illuminate pathways. 

220.  Encourage the use of LED lighting for store- 

fronts. 

221. Sign illumination shall be designed to 

limit light pollution and reduce light spill-

over into adjacent residential areas. The 

Inter- national Dark Sky Model (as 

amended) shall be used as reference to 

determine appropriate lit levels for 

signs. Minimize sign lighting by using 

indirect lighting. 

222.  Avoid the use of exterior fluorescent light sources. 

223. Install glare-free lighting into the canopy soffit. Fluorescent tube lights are not permitted for 

this purpose. 
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Fascia 
Within a development, the following elements shall be considered for Sign installations: 

224. Individually-illuminated channel type letters including internally-illuminated or back-lit solid letters 

are encouraged. (Illustr.) Channel letters should either be flush mounted or mounted on a 

backer panel. 

225. Backing for mounting channel letters should enhance the overall character of the building. Use 

of ac- cent materials such as metal grills and wood should be considered as way to enhance 

architectural char- acter. (Illustr.) 

 

 

 

 

 

 

 

226.  Individual cut-out signs are supported. 

227. Backlit box signs with acrylic faces are discouraged; however, where these are used, white or 

contrasting background colours should be avoided. 

228. Fascia signs are limited to the first storey only. For buildings with more than two storeys, 

fascia signs are only permitted on the first and top floor only. 

229. Dominant fascia signs for a multi-tenant 

building should brand the building with 

an identifiable emblem or name of 

development. 

230.  All fascia signs can use a variety of fonts 

and styles but should be unified with 

other signage/building character, should 

be in scale with the building and should 

be centred on the façade. 

231.  Figurative graphics, emblems or brand 

graphics are encouraged singularly or as 

part of the sign copy. (Illustr.) 

232.  Window signs are not permitted above the 

ground floor. 

233. Pump island fascia signs are permitted for gas stations only; however, the number of letters 

and words are restricted to a secondary role. 

234.  Wall plaque signage should be designed for a human scale. 

235. For multiple tenant sites, ensure there is a coordinate approach to providing fascia sighs 

where there is a clear hierarchy of signs but where anchor tenants do not dominate the first 

impression of the entire development. 

236. Building or site addresses are encouraged to be placed at the building entrance and where 

visible from the street. 
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Awning or Canopy 
Within a development, the following elements shall be considered for Sign installations: 

237. Awnings or canopies are limited to one prominent sign at unit entrances. 

238. Awnings are preferred over canopies for use on storefronts less than 10m in length. 

239. Three-point or four-point awnings are preferred. 

240. Canopies are preferred over awnings 

for use on building frontages over 15 

m long, where there is significant 

pedestrian activity or where people 

need to wait for significant durations. 

241. Design awnings/canopies should be 

coordinated with and sympathetic to 

the style, scale and form of other on-

site signage with the sign copy fitting 

easily onto the 

face of the awning/canopy for visual 

continuity. Canopy signs shall not 

repeat other on-site signs. (Illustr.) 

242. Awnings, canopies and overhangs 

should incorporate architectural 

design features and the fenestration 

patterns (placement of windows and 

doors) of the buildings 

they extend from. 

243. When placing awnings or canopies, the location and size shall minimally obscuring the building 

façade. 

244. Transparent and translucent canopies, preferably made of wood or glass, are preferred to 

allow natural light to penetrate storefronts and the sidewalk. 

Under-Awning or Under-Canopy 
Within a development, the following elements shall be considered for Sign installations: 

245. Signs attached to awnings or canopies 

shall be affixed below and permanently to 

the awning or canopy structure. Placing 

signs above the awning is discouraged. 

(Illustr.) 

246. Under awning or projecting signs are 

encouraged to be more pedestrian 

oriented and used as an alternative to 

sandwich board signs. 

247. Under awning or canopy signs should 

be incorporated into the building 

design to allow for signage flexibility. 

248. Detailed material treatments (e.g. carv- 

ings, routering, layering or sculpting) 

should also be used for under awning/ 
canopy signs. 
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Gas Station Guidelines: 
Residential and Commercial 

Guidelines within this section are organized into three different types: 

• Residential Areas 

• Commercial Centres and 

• Highway Commercial Zones 
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Canopies 
The following design elements shall be considered for Gas Stations in Residential Areas: 

1. Large/high canopies should be avoided. The underside clearance of the canopy should be 

minimized. Canopies and any convenience stores located on site should be integrated and 

physically connected. The size of the canopy should be reduced to fit within a residential 

neighbourhood by using multiple canopies, different roof forms, off-set canopies, skylights, 

etc. 

2. The setback of the canopy should align with the setback of the buildings on the block. 

3. Lighting intensity level should be measured at the surface of the pavement area which is 

defined by the projection of the canopy and should not exceed 200 lux (20 footcandle). 

Lighting levels towards the periphery of the site should blend with the illumination level of 

abutting residential streets. Non-reflective materials should be used and fixtures should be 

recessed on the underside of the canopy to reduce glare. (illustr.) 

 

 

 

 

 

 
4. Materials for canopies should reflect those used in the immediate residential context (e.g. 

cedar shingles, glass, wood, brick, etc.). 

5. Proportions of the canopy-supporting structure should relate to the size of the canopy. If 

necessary, sections of the columns should be exaggerated to relate to the canopy. 

6. The entire fascia band of a canopy should not be illuminated. Fascia height should be 

minimized and present a simple profile. The corporate logo should be restricted to two sides 

of the canopy only. Spot light fascia signage is optional. 

7. The form of the canopy should reflect the residential context. Gables and sloping roof lines, 

thin fascia board, etc. should by used where those elements are present in the immediate 

residential neighbourhood. 

Service Buildings 
The following design elements shall be considered for Gas Stations in Residential Areas: 

8. Where possible, service building side and rear yard setbacks should be increased to allow for 

additional landscaped buffering between adjacent properties. 

9. Accessory buildings should relate to the size, form and height of the canopy. Integration of 

buildings is recommended. 

10. The same materials should be used for accessory buildings and the canopy. Choose 

materials of common-use in residential areas (e.g. brick, stucco, wood, etc.). All elevations 

should be consistent in the 
use of materials. 
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Service Buildings (cont.) 

The following design elements shall be considered for Gas Stations in Residential 

Areas: 

11. Residential roof forms (e.g. sloping, gables, hip 

roofs, etc.), should be used for the canopy and 

service buildings. Façade treatment and 

materials should be consistent on all sides of 

the building. Use residential-style windows 

(e.g. mullions and trims). 

 

12. Strategically locate buildings to maximize and 

facilitate casual surveillance of the site. 

13. Provide clear pedestrian linkages to public 

sidewalks. (illustr.) 

14. Provide weather protection for pedestrians 

by building overhangs and canopies. Store 

entrances should be recessed to allow 

adequate maneuvering space for 

wheelchairs in front of the doors. 

Service Areas 
The following design elements shall be considered for Gas Stations in Residential Areas: 

15. Garbage container enclosures should be of 

the same materials and finish as the rest of 

the building and shall have gates. The en- 

closure should be screened by landscaping 

and located out of direct view from the 

street and away from abutting residential 

properties. (illustr.) 

16. The garbage container enclosure should be 

easily accessible by collection vehicles. 

 

17. Outdoor storage is not permitted. Space 

should be provided inside the convenience 

store or in a dedicated storage area that is 

used and integrated with the building. 

Loading bays should have direct access to 

the storage areas and be well identified. 

 

18. Underground placement of fuel tanks is 

required. The tanks should not be located 
within the required setback. 
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Driveway Access 
The following design elements shall be considered for Gas Stations in Residential Areas: 

19. The overall site should be planned 

based on the functional 

requirements of an average-sized 

vehicle. Large delivery 

tanker trucks should be restricted to a 

dedicated outside lane. Service to trucks 

should not be provided at these gas sta- 

tions. 

20. Minimize the number and width of the 

entry points to the site to limit open 

views over the large paved areas. 

Access driveways to the site should 

be restricted to one from each of the 

main abutting 

streets (e.g. if located on a corner lot, 

limit to two access points only). 

(illustr.) 

21. Raised curbs should be used to slow 

vehicular movement, minimize view 

corridors of paved areas, and narrow 

the gap in the continuity of the 

sidewalk. 

Pavement Standards 
The following design elements shall be considered for Gas Stations in Residential Areas: 

22. Use concrete bands and pavers of contrasting color to break up the areas of asphalt. Areas of 

asphalt paving should be minimized and landscaping should be increased to be compatible with 

the landscaping located in the front yard in residential areas. 

23. Use other types of paving (e.g. contrasting texture and color) to identify customer parking 

areas, gas pump service areas and pedestrian routes from the sidewalk to the commercial 

store. 

24. Use different pavements in combination with landscaped aisles to define vehicular routes 

and lanes through the site (e.g. a pavement change can identify the ‘tanker truck/large 

vehicle parking lane’). 
 

25. Concrete sidewalks should be identified across the entry points to the site. A level sidewalk  

should continue across the upper part of the driveway. 
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Site Lighting and Signage 
The following design elements shall be considered for Gas Stations in Residential Areas: 

26. Site lighting should be directed toward the interior of the site. Use landscaping to avoid the 

impact of reflected light from the canopy, signs and car head lamps onto adjacent sites. 

27. Diffuse lighting, focused toward the inside of the site, should be used to minimize the glare 

towards adjacent properties. 

28. One free standing sign per lot frontage will be permitted on the site and must be integrated 

with land- scaping. The sign should be designed as a feature and incorporate materials and 

forms used in other structures on site. (illustr.) 

 

 

 

 

 

 

 

 

 

 

 

 

 
29. Pole signs supported by one or more vertical posts and snap-on signs attached to light fixtures 

are not permitted. 

30.  Free standing and monument signs should be located a minimum of 2 m from the street 

property line to retain visual continuity of the landscaping. A permanent base should also be 

provided for changea- ble, temporary signs or advertisements. 

31.  Wall-mounted signs should be limited to a maximum of two sides of the building. Back-lit 

Plexi-glass box signs, mounted on the fascia of the convenience store, are not permitted. 

Any box sign must be flush mounted. 

32. Corporate logos on the canopy should be limited to a maximum of two sides. Backlit fascia 

signs are not permitted on any service buildings. 
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Landscaping 
The following design elements shall be considered for Gas Stations in Residential Areas: 

33. Retain existing trees at the perimeter of the site and integrate them with the new 

landscaping to pro- vide a buffer toward adjacent properties and the street. 

34. A transitional landscaped area is required along the street, immediately abutting residential areas. 

This area should decrease in width from 7.5 m at the property line with residential uses to the 

required 3 m of landscaping along the street. 

35. Define the edges of the site with low raised planters, berms, decorative low transparent fences 

and/or continuous landscaping. 

36. Shrubs and trees should be provided 

along the street. High canopy trees are 

recommended along the street 

frontage for security reasons. These 

trees should be a mini- mum of 5 cm 

caliper, planted at 6 m on centre and 

located within the property line. Some 

conifers and specimen trees should be 

provided as accents. “Weeping tree” 

types are not permitted. 

37. For site definition and screening, a 3 m 

wide landscaped area should be 

provided along street frontages. 

Existing trees within this strip should be 

retained. (illustr.) 
 

38. All landscaped areas within the site 

must be defined by raised curbs. Use 

these land- scaped areas to direct the 

flow of vehicles on the site and reduce 

total pavement cov- erage. 

39. High hedges and conifers should be 

used along areas abutting residential 

land uses. Feature landscaping should 

be provided at site entrances and 

corners. Thorny shrubs are 

recommended in low visibility land- 

scaped areas to discourage loitering and 
potential vandalism 
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Canopies 
The following design elements shall be considered for gas stations in Commercial Centres: 

40. Large canopies should be avoided. The use of multiple canopies, glass and thin fascias are 

strongly recommended to relate to the character of a commercial context. Roof lines and 

materials should be carefully chosen to respond to potential views from higher points. 

41. Canopies should align with the building on the block. In no case should the setback for the 

canopy be less than 3 m. 

42. The size of the canopy should be reduced to its minimum. Underside clearance of the 

canopy should be no more than 4.2 m and the canopy and convenience stores should be 

architecturally integrated. Materials should be used that reflect the immediate urban 

context, (e.g. use metal roofing, canopy skylights and stucco). 

43. Roof styles (e.g. stepped, sloped and partial flat forms) should be used to reflect a mixed-

use context and should improve potential views from above. Apparent size of the canopy 

structure should relate to the scale and design of the buildings in the immediate context. 

The use of multiple canopies, ex- posed space-frame structures and off-set canopies should 

be considered. 
 

44. Properties of the support structure should relate to the apparent size of the canopy. If 

necessary, the support structure should be exaggerated to relate to the size of the canopy. 

45.  The fascia profile should be simple and its height should be minimized. Consider alternative 

design solutions (e.g. using a shed roof, skylights or discontinuous fascia bands). 

Backlighting of the entire fascia is not permitted. Spotlighting or neon signs are acceptable 

on a site-specific basis. 
 

46. Lighting intensity level, measured at the surface of the pavement area defined by the 

projection of the canopy should not exceed 300 lux (30 footcandle). Lighting levels towards 

the periphery of the site should not exceed those established for the City Centre or for 

commercial zones. Using non-reflective materials and recessed lighting on the underside of 

the canopy is recommended. (illustr.) 
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Service Buildings 
The following design elements shall be considered for gas stations in Commercial Centres: 

47. Setbacks should be consistent with abutting land use yard requirements, for example, no 

side yard setback in a block of continuous commercial frontage. 

48. Accessory buildings should relate to the size and height of the canopy. At certain locations, a 

larger and taller accessory building may be desirable to relate to the commercial context. 

Where appropriate, the commercial component should be located toward the corner of the 

site to maintain the continuity of building frontage. 

49. Similar materials should be used in the canopy of service buildings. Choose materials used in 

commercial areas (e.g. glass, metal and stucco). All elevations should be consistent in the 

use of materials. 

50. Commercial roof forms should be used for the canopy and the convenience store and/or 

service buildings. Façade treatments should be consistent on those sides of the building 

exposed to views. Weather protection should be provided for pedestrians around the 

convenience store and service buildings. Commercial window types are desirable. 

51. Maximize window areas for casual surveillance and increased visibility of both staff and 

customers. 

52. Backlit fascia signs or canopies of the convenience store and/or service building are 

acceptable if compatible with the immediate context. 

Service Areas 
The following design elements shall be considered for Gas Stations in Commercial Centres: 

53. A covered enclosure, with gates, should 

be provided for the garage containers to 

avoid exposure to views from the street 

and from above. This enclosure should be 

located away from direct views from the 

street and should be built of the same 

materials and finish as the rest of the 

building. Landscaped screening may 

be appropriate. (illustr.) 
 

54. Commercial and/or service buildings 

should include a separate room for the 

storage of goods with direct access from 

the outside. The loading and unloading 

area should be well identified with con- 

trasting pavement. Outdoor storage is not 

permitted. 

55. Storage areas and garbage container 

enclosures should be located for ease 

of access by delivery and collection 

vehicles. 

56. Any fuel tank should be located 

under- ground and outside the 

setback area. 
 

BL 18787 



BYLAW NO. 18020 | OCTOBER 20, 
2014 

AMENDED: May 29, 
2017 

 

 

 

DP1.2 GAS STATION 
 

 

 

 

 

 

 

 

 
 

354 DP1—FORM AND 
CHARACTER 

C
O

M
M

ER
C

IA
L 

C
E
N

TR
E
S
 

Driveway Access 
The following design elements shall be considered for Gas Stations in Commercial Centres: 

57. Site layout should be based on the functional 

requirements of an average-sized vehicle. 

Large delivery trucks should be restricted 

to a dedicated or outside lane. 

 

58. Minimize the number and the width of the 

entry points to the site to limit open 

views over the large paved areas. 

Access drive- ways to the site should be 

restricted to two from the primary street 

and to one from the secondary street. 

Access drive- ways should be located as 

far away from the intersection as 

possible. (illustr.) 

 
59. Raised curbs should be used to slow vehicles 

entering the site, minimize the interruption 

of the sidewalk and reduce views toward 

the paved areas. 

Pavement Standards 
The following design elements shall be considered for Gas Stations in Commercial Centres: 

60. Break up the asphalt areas with concrete 

bands and/or pavers of contrasting color to 

reduce the impact of large paved areas 

viewed from above. 

 

61. Use other types of paving (e.g. contrasting 

texture and color) to identify customer 

parking areas, gas pump service areas and 

pedestrian routes from the sidewalk to the 

commercial store. (illustr.) 

 
62. Continuity of the public sidewalk should 

be maintained and reinforced across 

drive- ways to the site by using 

contrasting pavement. 
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Site Lighting and Signage 
The following design elements shall be considered for Gas Stations in Commercial Centres: 

63. All lighting should be directed toward the interior of the site. 

64. It is recommended that diffused lighting, focused toward the inside of the site, be used to 

soften glare and spillage over adjacent properties. 

65. One (1) monument sign should be 

provided for identification purposes 

and should be integrated with the 

landscaping. Signs should use the 

form and materials found in other 

structures on the site. Other signs are 

not permitted. (illustr.) 
 

66. Monument signs should be located a 

mini- mum of 2 m from the street 

property line or at the building line, 

where the streetscape requires that a 

continuous street frontage be 

maintained. A permanent base should 

also be provided for changeable 

temporary signs to avoid the 

unplanned proliferation of 

spontaneous advertisement. 

67. Corporate logos on the canopy should 

be limited to two sides. 

68. Signage for the commercial/service buildings should relate to the signs used in the 

commercial context and shall be limited to two sides of the building. Backlit-Plexiglas wall-

mounted signs are not permitted. Illuminated single channel letters, mounted directly on the 

fascia or wall, are recommended. 

Landscaping 
The following design elements shall be considered for Gas Stations in Commercial Centres: 

69. Some of the existing trees on the perimeter of the site may be identified for retention and 

integrated with new tree and shrub planting along the boulevards. 

70. A transitional area made up of a combination of soft and hard landscaping , should be provided 

toward 

the street frontage in areas abutting adjacent land uses. 

71. At Town Centres or in the City Centre, low, raised landscaped planters and low, decorative 

fences, in combination with general landscaping, should be used for site definition to 

maintain the more formal 
streetscape character. In these specific areas, the width of the landscaped area may be 
narrower. 
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Landscaping (cont.) 

The following design elements shall be considered for Gas Stations in Commercial Centres: 

72. Shrubs, in combination with high canopy 

trees, should be provided along the street 

frontage to complement boulevard trees. 

These trees should be 5 cm caliper, plant- 

ed at 6 m on centre, and located within 

the property line. Some conifers and 

specimen trees should be provided as 

accents. “Weeping” tree types are not 

permitted. 

 

73. A 3 m wide landscaped area should be 

provided along street frontages for site 

definition and screening of views toward 

the site. In some locations, retention of 

existing trees may be appropriate. (illustr.) 

 
74. Landscaped areas defined by a raised 

curb should be provided within the site. 

These islands should be used to direct 

the flow of vehicles through the site and 

to soften the paved areas. 

75. Landscaping should reflect the urban char- 

acter of the area. Low hedging and 

shrubs of a regular height (approximately 

1 m) is recommended along the street. 

Deciduous trees should be planted in 

groups as accents on the site. Overall 

landscaping concepts should be 

coordinated with the landscaping on 

abutting land uses and buildings forms 

(e.g. from above views). 

 
76. If required, solid, high-quality fencing, or 

low walls in combination with 

landscaping, should be provided along the 

inside of 

property lines. Materials should be com- 

patible and coordinated with the materials 

used on the buildings on-site. 
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Canopies 
The following design elements shall be considered for Gas Stations in Highway Commercial 

Zones: 

77. Support the importance of the canopy as a building landmark element by making the canopy a 

component of a larger commercial development. The canopy should incorporate or maintain 

coordination with the dominant forms of the building that define its background. 

78. The minimum setback should be 7.5 m from the front property line. Reduced setbacks can be 

provided under a Comprehensive Development zoning supporting Highway Commercial uses. 

79. Canopies and convenience stores should physically be linked and coordinated in scale with 

other buildings that form part of the complex. 

80. Lighting intensity level, measured at the surface of the pavement area defined by the 

projection of the canopy should not exceed 300 lux (30 footcandle). Lighting levels towards 

the periphery of the site should not exceed those established for the City Centre or for 

commercial zones. Using non-reflective materials and recessed lighting on the underside of 

the canopy is recommended. (illustr.) 

 

 

 

 

 

 

 

 
81. Roof form construction is required among the various buildings on the site. Apparent size of 

the canopy structure should relate to the scale and design of the buildings in the immediate 

context. Where appro- priate, links between the canopy and the commercial component of the 

project should be consistent. Coordination of materials with adjacent buildings is required. 

82. Proportions of the canopy support structure should relate to the apparent size of the canopy; if 

necessary, the support structure should be exaggerated to relate to the size of the canopy. 

83. Fascia should relate to other buildings on the site. Corporate logos should be restricted to two 

sides of the canopy only. Backlighting the entire fascia is not permitted. 

Service Buildings 
The following design elements shall be considered for Gas Stations in Highway Commercial 

Zones: 

84. Accessory buildings should relate to the size and height of the canopy and other buildings on 

the site. Similar materials should be used for the canopy and accessory buildings. 

85. Maximize and strategically locate window areas for casual surveillance of the site. 

Backlit fascia/ canopies are acceptable if compatible with the immediate context. 
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Service Buildings (cont.) 

The following design elements shall be considered for Gas Stations in Highway Commercial 

Zones: 
 

86. Commercial roof forms should be used for the canopy, the convenience store, accessory 

buildings and other components of the site. Façade treatment and materials should be 

consistent on all sides of the buildings exposed to views. Provide weather protection for 

pedestrians along the convenience store frontage and other buildings on site. Covered, 

direct pedestrian links amongst buildings is encouraged. Recess entrance doors to the 

convenience/retail store for easy maneuvering of wheelchairs. 

Driveway Access 
The following design elements shall be considered for Gas Stations in Highway Commercial 

Zones: 

87. Layout should permit easy access 

and egress and internal maneuvering 

of vehicles on the site. Service of 

trucks and large vehicles should be 

restricted to a dedicated or outside 

lane. 

88. Access driveways are limited to two 

from the road. The site layout should 

aim to minimize the width and 

number of the entry points to the 

site. Access driveways should be 

located as far away from the 

intersection as possible. (illustr.) 
 

89. Wherever possible, raised curbs should 

be used at the entrance to the site. 

Flared let-down access points are 

recommended where vehicular ease of 

access is a concern. 

Pavement Standards 
The following design elements shall be considered for Gas Stations in Highway Commercial 

Zones: 
 

90. Break up asphalt areas with concrete bands at site entrances and at specific functional areas to 

reduce the impact of large paved areas. 

91. Use different pavement materials to identify functional areas of the site (e.g. customer 

parking, pedestrian routes to retail commercial buildings and amongst buildings on the site). 

92. Use contrasting color and textured pavement and landscaped aisles to identify vehicular and 

pedestrian movements through the site. 

93. Maintain and reinforce continuity of the public sidewalk across the access driveway. 
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Service Areas 
The following design elements shall be considered for Gas Stations in Highway Commercial 

Zones: 
 

94. Garbage container enclosures should 

be of the same materials and finish as 

the rest of the building and shall have 

gates. The enclosure should be 

screened by landscaping and located 

out of direct view from the street and 

away from abutting residential 

properties. (illustr.) 
 

95. Outdoor storage areas are not permitted. 

 

96. Fuel (including propane) tanks should 

not be located within the required 

setback. Visibility toward the tanks 

should be minimized by providing a 

substantial landscaping berm. Vertical 

positioning of the tanks should be 

avoided. 

 
Site Lighting and Signage 
The following design elements shall be considered for Gas Stations in Highway Commercial 

Zones: 

97. Freestanding signs, without a single pole, should be integrated with the landscaping and 

provide with a strong base. Signs should use the materials and forms found in other 

structures on the site or in the immediate area. The use of a sign as a feature landmark along 

the highway is encouraged. 
 

98. Signs should be located a minimum of 2 m from the front property line. A permanent base 

should also be provided for changeable temporary signs. Corporate logos on the canopy 

should be limited to two sides. 

99. Signage for the accessory/commercial buildings on site and for gas station signage should be 

coordinated. Backlit Plexiglas fascia-mounted signs are not permitted unless they constitute a 

continuous fascia band. Backlit channel letters are recommended. Surface-mounted box 

signs are not permitted. 
 

100. Lighting of the site should be directed toward the interior and should be consistent 

throughout the development. 

101. It is recommended that diffused lighting, focused toward the interior of the site, be used 

to reduce glare over adjacent properties. 
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Landscaping 
The following design elements shall be considered for Gas Stations in Highway Commercial 

Zones: 

102. For site definition and screening, a 3 m 

wide landscaped area should be 

provided along street frontages. 

Existing trees with- in this strip should 

be retained and incorporated into the 

new landscaping. (illustr.) Coniferous 

trees should be planted in this area. 

103. A front yard transitional area with 

substantial landscaping should be 

provided in the area immediately 

abutting adjacent sites. 
 

104. A combination of low berm or low 

feature wall and landscaping should be 

considered along the street, or highway 

frontage of the site. No solid fences are 

permitted along a street. 

105.  Landscaping should reflect the car- 

oriented character of the area. 

Deciduous trees, with conifer accents, 

should be planted along the street 

frontage. High canopy trees located 

within the property line should be 

considered along the high- way 

frontage. 

106. All existing trees at the perimeter of the site should be retained and integrated with new 

tree and shrub planting. 

107. Landscaped areas provided within the site should be defined by a raised curb. These islands 

should be used to direct the flow of vehicles throughout the site. 

108. Deciduous trees should be planted on the interior of the site and side yard to achieve a certain 

degree of integration with adjacent developments. Thorny shrubs should be considered in 

isolated areas which are hidden from surveillance and may be subject to potential vandalism. 

109. No solid fences are permitted. If required, low transparent fences, in combination with 

landscaping, are recommended. The fence should permit pedestrian movement between 

sites. 
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DP2 
DEVELOPMENT PERMIT GUIDELINES: 

HAZARD LANDS 
The Hazard Lands Development Permit Guidelines are intended to ensure development takes 
place appropriately within two distinct classifications of hazards: Steep Slopes and Flood Prone 
Areas. 

 
Steep Slopes: are those determined to have a minimum of 20% grade requiring additional 
studies and/or limitations to ensure development is either not compromised and or that 
development does not compromise adjacent lands. 

 

Flood Prone: are those determined to fall within the 200 year Flood Plain as defined by the 
Province of British Columbia. 

 

In order to provide further clarification of the guidelines within this section, pictures or graph- 
ic images are provided; and where a particular guideline is graphically illustrated, the notation 
“(illustr)” appears. 
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DP2 Hazard Lands Guidelines User Guide: 

The following User Guide provides the main components required for each Haz- 

ard Land Development Permit application: 

 
 

1. REVIEW and CONSIDER 

A. Definitions for Further Clarification 

B. Development Restrictions 

C. Development Guidelines 
 

 
2. SUBMIT COMPLETE APPLICATION 

(Exact submission requirements to be confirmed by Staff) 

D. Provide Qualifications of all Consultants 

E. Identify Hazard Areas: 

- Steep Slopes 

- Flood Prone 

F. Development Feasibility Study 

G. Stormwater Management Plan 
(if required—applies to Steep Slope Areas only) 

 

 

3. REVIEW ADDITIONAL REQUIREMENTS 
H. Inspections and Monitoring 

 

NOTE: Notwithstanding the Hazard Land Guidelines listed in this section, a submission requirement may be 
waived, at the discretion of the General Manager, Planning and Development, if deemed unrelated to the 
type of development proposed in the Development Permit Application. 
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A. Definitions 
For development in the Hazard Lands Development Permit Area, REVIEW and CONSIDER the following Definitions 
as follows: 

 

Steep Slopes Flood Prone 

Arborist: A professional certified by the International Society of Arboriculture. 

Gross Floor Area: All the area of the floor enclosed by the outside edge of the exterior walls of a building, including stair- 
ways, elevators and storage and mechanical rooms. 

Qualified Professional (QP): a Professional Engineer 
(PEng) or a Professional Geoscientist (PGeo) with demon- 
strated expertise and knowledge in geotechnical and/or 
steep slope development hazards. Must be registered 
with an appropriate professional organization in British 
Columbia; act under that association’s Code of Ethics; be 
subject to disciplinary action by that association; and be 
reasonably relied on, through demonstrated suitable 
education, experience, accreditation and knowledge 
relevant to the subject matter, to provide advice within 
their area of expertise. 

Qualified Professional (QP): A Professional Engineer (PEng) 
with demonstrated expertise and knowledge in water re- 
sources, drainage and storrmwater management. Must be 
registered with an appropriate professional organization in 
British Columbia; act under that association’s Code of Ethics; 
be subject to disciplinary action by that association; and be 
reasonably relied on, through demonstrated suitable educa- 
tion, experience, accreditation and knowledge relevant to 
the subject matter, to provide advice within their area of 
expertise. 

B. Development Restrictions 
For development in the Hazard Lands Development Permit Area, REVIEW and CONSIDER the following Develop- 
ment Restrictions as follows: 

 

Steep Slopes Flood Prone 

1. Habitable buildings are not permitted on hazardous lands where future danger cannot or should not be mitigated. 

2. Areas subject to flooding, outlined in Figure 66 of this Official Community Plan, must remain free of development or 
be strictly developed, in accordance with Surrey Council Policy No. O-55. 

3. New large or greenfield developments or subdivisions are not permitted within flood prone areas of the City, as 
shown in Figure 66 of this Official Community Plan. 
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C. Development Guidelines 
For development in the Hazard Lands Development Permit Area, REVIEW and CONSIDER the following Develop- 
ment Guidelines as follows: 

 

Steep Slopes Flood Prone 

4a. Overall Site: If roads are required to access devel- 
opment, ensure road construction is done safely, 

 preserving and slopes greater than twenty-five 
percent (25%) as undisturbed areas. 

4b. Overall Site: Development within flood prone areas 
must take a coordinated approach to ensure soil and 

 Building Permit issues and requirements are jointly 
met. 

5a. Overall Site: Incorporate required parking into the 
natural landscape to minimize the requirement for 

 lot grading (e.g. avoid large, flat parking areas). 

5b. Overall Site: In lowland areas, including agricultural 
lands, fill placement shall be consistent with existing 
Surrey Bylaws, including the Surrey Stormwater Drain- 
age Regulation and Charges Bylaw and the Soil Conser- 
vation and Preservation By-law, as amended. 

6. Overall Site: Protect the important ecological and 
aesthetic values of environmentally significant 
features such as wildlife trees and ecologically-rare 
vegetative communities as the Best Management 
Practice to maintaining slope stability and pre- 
venting drainage and erosion problems. 

 

7. Overall Site: Minimize cut and fill excavation to 
preserve the natural topography of the hillside. 
(illustr). 
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C. Development Guidelines (cont.) 
For development in the Hazard Lands Development Permit Area, SUBMIT information with the Development Permit 
application that details the following: 

 

Steep Slopes Flood Prone 

8a. Building and Construction: Building, structures and 
paved surfaces shall be sited: 

 

a) away from areas subject to natural hazards, 
including, but not limited to, erosion, slough- 
ing, rock fall, or land slippage; 

b) to minimize cutting into slopes; 
c) to avoid the use of retaining walls over 1.2 m in 

height. Retaining walls higher than 1.2 m shall 
be tiered or used with a landscaping break 
which complements the natural slope of the 
land (illustr.); 

d) to avoid encroaching into the critical root 
zones of those trees being retained. 

8b. Building and Construction: Building, structures and 
paved surfaces shall be sites away from areas subject 

 to flooding. 

9a. Building and Construction: Ensure the location and 
construction of any underground structures, such 
as parkades, do not create conflicts with under- 
ground streams or other sub-surface water move- 
ments. 

9a. Building and Construction: In existing areas, new de- 
velopment shall build to sufficiently meet the recom- 
mended Provincial Flood Construction Level (FCL) or as 
determined by a Qualified Professional or the City of 
Surrey. 
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C. Development Guidelines (cont.) 
For development in the Hazard Lands Development Permit Area, REVIEW and CONSIDER the following Develop- 
ment Guidelines as follows: 

 

Steep Slopes Flood Prone 

 10. Building and Construction: Minor modifications to an 
existing building or structure may be considered pro- 
vided the area of the addition does not exceed twenty 
percent (20%) of the existing Gross Floor Area and the 
foundations within the floodplain are designed to mini- 
mize the loss of floodplain storage. 

 11. Building and Construction: Where a building or struc- 
ture intrudes partially or completely within a floodplain 
(illustr.) any modification to the building foundation 
should be consistent with current Surrey Bylaws and 
policies, as amended. Consistency with all floodplain 
requirements shall be met prior to the issuance of a 
Building Permit. 

 12. Building and Construction: Land shall remain free of 
buildings and structures for human habitation except 
where: 
a) the foundation is out of the area of the floodplain; 
b) those portions of a building or structure capable of 

being used for human habitation are located above 
the floodplain elevation. (illustr.) 
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C. Development Guidelines (cont.) 
For development in the Hazard Lands Development Permit Area, SUBMIT information with the Development Per- 
mit application that details the following: 

 

Steep Slopes Flood Prone 

13. Soils: Develop an understanding of the environ- 
mental and geological conditions of the site prior 
to any construction to ensure that the most appro- 
priate methods and materials are used to develop 
a site. 

 

14. Trees and Landscaping: Ensure the site is re- 
vegetated, post construction, with species best 
suited to provide and support slope stabilization. 

 

15. Trees and Landscaping: Vegetate existing plant 
materials of significant size and/or relocate within 
the same development site. 

 

16a. Subdivision: Ensure hillside subdivision layouts 
and specifications recognize severe climate condi- 

 tions, the difficulty of road maintenance, the 
movement of pedestrians and any other environ- 
mental factors that can contribute to an overall 
sustainable development. 

16b. Subdivision: Subdivision within flood prone areas, 
excluding agricultural lands, shall not be allowed ex- 

 cept where the realignment of lot lines would improve 
building location and lessen the impact of flooding. 

17. Subdivision: Avoid including portions of a site, 
with thirty percent (30%) slope or greater, in the 
lot size calculation, or where sufficient land with a 
slope less than thirty percent (30%) is not availa- 
ble. 

 

18. Subdivision: Create larger lots or cluster develop- 
ments to avoid significant disturbance to steep 
slope sites. 
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C. Development Guidelines (cont.) 
For development in the Hazard Lands Development Permit Area, SUBMIT information with the Development Per- 
mit application that details the following: 

 

Steep Slopes Flood Prone 

19. Subdivision: Ensure subdivision planning and de- 
sign allows for as much untouched native and 
natural green space as possible. (illustr.) 

 

20. Subdivision: Direct more density to less sensitive 
parts of a site striving to achieve a minimum of 
thirty-five percent (35%) of the gross site as per- 
manent open space. (illustr.) 
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D. Submission  Requirements—Consultant Qualifications 
For development in the Hazard Lands Development Permit Area, SUBMIT information with the Development Permit 
application that provides the qualifications for each separate consultant used per development proposal, as follows: 

 

Steep Slopes Flood Prone 

21. A list of ALL registered Qualified Professionals, with demonstrated education, expertise, accreditation and 
knowledge relevant to geotechnical, steep slope development hazards, water resources, drainage and/or storm- 
water management who will be involved with the development. 

22. A written statement, including all documentation, 
verifying the qualifications of all Qualified Profes- 

 sionals (QP) responsible for preparing report sub- 
missions or involved in monitoring site conditions 
for Steep Slopes. 

 

23. Where more than one Qualified Professional is needed, a written statement identifying THE PRIMARY QP for the 
entire development in order to ensure all required reports are prepared by qualified professionals and are coordi- 
nated both in content and in execution. 

E. Submission Requirements—Identify Hazard Areas 
For development in the Hazard Lands Development Permit Area, SUBMIT information with the Development Permit 
application detailing the location of the Hazard Lands in context with the development proposal: 

 

Steep Slopes Flood Prone 

24a. Steep Slopes: Refer to this Official Community 
Plan, Implementation Section II (d) Implementation 
Instruments, Development Permits, DP2 Hazard 
Lands and Figure 65, Steep Slope Hazard Lands 
Development Permit Area to determine the loca- 
tion of the Steep Slope Development Permit Area 
in Surrey. 

24b. Flood Prone: Refer to this Official Community Plan, 
Implementation Section II (d) Implementation Instru- 
ments, Development Permits, DP2 Hazard Lands and 
Figure 66: Flood Prone Hazard Lands Development 
Permit Area to determine the location of the Flood 
Prone Development Permit Area in Surrey. 
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DP2 HAZARD LANDS 

F. Submission Requirements—Development Feasibility Study 
For development in the Hazard Lands Development Permit Area, SUBMIT a Development Feasibility Study with the 
Development Permit application that details the following: 

Steep Slopes Flood Prone 

25.  Overall Site: Information on how site grading will provide for a smooth and stable transition between the develop- 

 ment site and adjacent properties including site cross-sections. 

26. Overall Site: A plan showing what areas are to be 
cleared, what areas of cut and fill are proposed and 
the estimated sequence and timing of the clearing 
and re-contouring operation. 

 

27a. Building and Construction: Measures, including 
sequencing and timing of earthworks, that will be 
put into place to prevent and mitigate possible ero- 
sion, sloughing, rock falling, or land slippage during 
ALL (pre, during and post) stages of development 
for both the subject property AND any adjacent 
property affected by the proposed development. 

27b. Building and Construction: Measures, including sequenc- 
ing and timing of earthworks, that will be put into place 
to prevent and mitigate possible flooding during ALL (pre, 
during and post) stages of development for both the sub- 
ject property AND any adjacent property affected by the 
proposed development. 

28. Soils: A comprehensive geotechnical report provid- 
ing soil stability analysis in relation to the slope and 
its ability to accommodate development. Aspects 
to be addressed in this report include, but are not 
limited to, information about soil bearing capacity, 
recommendations on building foundation types, 

 provisions about permanent and/or temporary 
placement of soil, stipulations on stormwater man- 
agement (both during and after construction) and 
recommendations related to accessory buildings, 
landscaping, vegetation and slope maintenance 

 

29. Soils: Provide a detailed report, prepared by a Qual- 
ified Professional, illustrating how the development 
meets a minimum level of safety for geotechnical 
failures, as set out in the BC Building Code or as 
specified in the Association of Professional Engi- 
neers and Geoscientists of BC (APEG) Guidelines for 
Legislated Landslide Assessments for Proposed Resi- 
dential Development, or whichever is greater. The 
City reserves the right to modify this guideline to 
suit the proposed development. 
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33. Drainage: Depending on the size of the development and complexity of the site conditions, a Stormwater Manage- 
ment Plan may be required for the entire site and downstream drainage areas. (illustr.) Specific details to be ad- 
dressed in the Management Plan include information about the: 
a) Hydrological conditions prior to and after development 
b) Existing groundwater conditions, especially spring and interflow areas prior to and after development. 
c) Protection of natural flow paths, volumes and storage resources 
d) Impacts on trees, vegetation and other environmental features due to changes in drainage patterns 
e) Water quality prior to, during, and after development 
f) Sediment and erosion control 
g) On and off-site drainage impacts (e.g. drainage from an upper lot to a lower lot). 

DP2 HAZARD LANDS 
 
 

F. Submission Requirements—Development Feasibility Study (cont.) 
For development in the Hazard Lands Development Permit Area, SUBMIT a Development Feasibility Study with the 
Development Permit application that details the following: 

 

Steep Slopes Flood Prone 

30.  Trees and Vegetation: A site report prepared by an Arborist detailing the number of trees and the species or species 
mix and the condition and health of existing trees with details about how tree removal will impact any remaining 
trees or landscaping, whether on site or immediately adjacent to the site 

31. Trees and Vegetation: Include a tree survey, and any related reports, as prepared by an Arborist, as part of a Build- 
ing Permit application for an infill lot (e.g. any lot that is not part of a recent subdivision for which a tree survey was 
submitted). The tree survey shall identify trees that are protected under Surrey’s Tree Protection By-law making 
recommendations as to the retention or removal of trees where it is necessary to accommodate construction that 
cannot be located elsewhere. The Arborist must confirm that the grading and servicing plans for the development 
have been reviewed and that there are no conflicts with the trees proposed to be retained. Resolution of conflicts, if 
any exist, shall be undertaken before a Building Permit is issued. 

32. Drainage: A report detailing the type of drainage system that will be used to specifically prevent erosion, protect 
 natural watercourses and protect properties that are either above, below or adjacent to the development site. 

G. Stormwater Management Plan 
For development in the Steep Slope Hazard Area, using plans, elevations, profiles and/or reports, SUBMIT a 
STORMWATER MANAGEMENT PLAN detailing, illustrating and describing the following: 
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H. Inspections and Monitoring 
For development in the Hazard Lands Development Permit Area, REVIEW additional inspection and monitoring re- 
quirements that may be required for Development Permit applications: 

34. Retain the QP who prepared the Development Feasibility Study, to carry out field inspections during the construc- 
tion of the project to confirm that the construction is in compliance with the recommendations of the Development 
Feasibility Study. This is a condition of the Building Permit for development within hazard lands identified in Figure 
65 and 66. The QP must provide the Building Inspector with field reports related to the geotechnical aspects of the 
project and, at the time of final inspection of the completed building project, the QP must certify, in writing to the 
Building Inspector, that all aspects of the construction have been completed in compliance with their design and 
recommendations. 

35. Further to DP2.1 of these Hazard Lands Development Permit Guidelines, Restrictive Covenants may be required as 
part of the development approval process for any hazardous lands (steep slopes or flood areas) to ensure any tech- 
nical reports and specifications for the site, during and after construction, run with the lands and are followed as 
required by any future property owners. 

 

BL 18423 

BL 18787 
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DP3 
DEVELOPMENT PERMIT GUIDELINES: 

SENSITIVE ECOSYSTEMS 
The Sensitive Ecosystems Development Permit Guidelines are intended to be used to protect 
two distinct classifications of the natural environment: Streamside Areas and Green Infra- 
structure Areas. 

 
Streamside Areas: represent the area adjacent to and setback from a stream that links aquatic and 
terrestrial ecosystems. These areas also include riparian area vegetation and the adjacent upland 
vegetation that exerts an influence on the stream. 

 
Green Infrastructure Areas: are those areas identified in Surrey’s Biodiversity Conservation Strat- 
egy as both the Biodiversity Management Areas and the Green Infrastructure Network . 

 

In order to provide further clarification of the guidelines within this section, pictures or graph- 
ic images are provided; and where a particular guideline is graphically illustrated, the notation 
“(illustr)” appears. 

 
Where a property falls within additional Secondary Plan Areas, policies and development re- 
quirements identified in those documents shall be taken into consideration in conjunction 
with the Guidelines listed here. 
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DP3 Sensitive Ecosystem Guidelines User 

Guide: 

The following User Guide provides the main components required for each Sen- 

sitive Ecosystem Development Permit application: 

 
1. REVIEW and CONSIDER 

A. Definitions for Further Clarification 

B. Development Restrictions 

C. Development Guidelines 

 
2. SUBMIT COMPLETE APPLICATION 

(Exact submission requirements to be confirmed by Staff) 

D. Submit an Ecosystem Development Plan 

(applies to either a Green Infrastructure Area or Streamside Area) 
 

i) Provide Qualifications of all Professionals 

ii) Identify Protection Areas: 

- Streamside 

- Green Infrastructure 

iii) Determine On-going Safeguarding of Protection Areas 

iv) Detail Existing, Pre-Development Site Conditions 

v) Detail the Proposed Development 

 
E. Submit an Impact and Mitigation Plan (if required) 

(Applies to Streamside Areas only) 
 
 
 

 
Note: Development Permit Area boundaries, objectives and exemptions are provided under 

Section II (d): Implementation Instruments: Development Permit Areas of this Official 

Community Plan. 
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DP3 SENSITIVE ECOSYSTEMS 
 

A. Definitions 
For development in the Sensitive Ecosystem Development Permit Area, REVIEW and CONSIDER the following Defi- 
nitions as follows: 

 

Streamside Green Infrastructure 

Ecosystem Development Plan: A compilation of detailed reports as prepared by Qualified Environmental Professionals 
(QEP) which evaluates the appropriateness of a development. 

 
 

 
n/a 

Green Infrastructure Areas: Existing or potential areas com- 
prised of environmentally sensitive and/or unique natural 
areas that are consistent with the Biodiversity Management 
Areas and Green Infrastructure Network and corresponding 
conditions and recommendations required for management 
as identified in Surrey’s Biodiversity Conservation Strategy. 
(illustr.) 

Impact Mitigation Plan: A compilation of detailed reports 
as prepared by Qualified Environmental Professionals 
(QEP) used in conjunction with a Development Variance 
Permit Application in determining the appropriateness of 
reducing the Streamside Protection Area as defined in 
Section 7a of the Zoning Bylaw, as amended. 

 
 

n/a 

Sensitive Ecosystem Area: Comprised of riparian or green infrastructure areas that are environmentally sensitive or 
unique natural areas such as streams, watercourses, cliffs, escarpments, forests, geological formations, wildlife habitat 
and wetlands. 

Species-At-Risk: Schedule 1, Federally-protected Species-At-Risk Act or Provincial Red- or Blue-Listed plant or animal spe- 
cies and their critical habitats and any species or habitat features identified as requiring year-round protection as identi- 
fied in the Provincial Wildlife Act. 

Stream: Any of the following that provides fish habitat: (a) a watercourse, whether it usually contains water or not; (b) a 
pond, lake, river, creek, brook or a natural or channelized stream; (c) a ditch, spring or wetland, that is connected by sur- 
face flow to any item referred to in a) or b) above; or (d) a channelized, connected wetland, constructed channel or ditch, 
lake, swamp, gulch, ravine or natural stream. 

Streamside Areas: Existing or potential areas comprised 
of streambeds, water, trees, and grasses that border 
streams, lakes and watersheds and that link water to 
land and directly influence or provide fish habitat. 
(illustr.) 

 

 
n/a 
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DP3 SENSITIVE ECOSYSTEMS 

B. Development Restrictions 
For development in the Sensitive Ecosystem Development Permit Area, REVIEW and CONSIDER the following De- 
velopment Restrictions as follows: 

 

Streamside Green Infrastructure 

1a. Any requirements specified in Riparian Areas Regu- 
lation, B.C. Reg. 376/2004, as amended, take prec- 
edence over any guidelines listed in this Section. 

1b. Where a Green Infrastructure Area has been identified, 
development shall be adjusted to accommodate and 
be sensitive to the Biodiversity Management Areas, 
Green Infrastructure Network and the specific condi- 
tions and recommendations for protection listed with- 
in Surrey’s Biodiversity Conservation Strategy. 

2a. Construction and post-construction access into a 
Streamside Protection Area is strictly prohibited, 
except where permitted by the City of Surrey. 

2b. No development shall occur within a Green Infrastruc- 
ture Protection Area that has not been identified, ad- 
dressed and reviewed by a QEP to the satisfaction of 
the City of Surrey or that is not consistent with the 
submitted and approved Ecosystem Development Plan. 
(illustr.) 
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DP3 SENSITIVE ECOSYSTEMS 

C. Development Guidelines 
For development in the Sensitive Ecosystem Development Permit Area, REVIEW and CONSIDER the following De- 
velopment Guidelines as follows: 

 

Streamside Green Infrastructure 

3a. Overall Site: 
a) Plan and design on-site development roadways and connections to minimize habitat fragmentation and mini- 

mize disruption and impedance to wildlife travel. 
b) Minimize encroachment into Protection Areas by adjusting building construction and site layouts adjacent to 

a Streamside or Green Infrastructure Area. 
c) Building, roadways, parking areas and driveways shall be located away from a Protection Area. 
d) Create functional yards by having a minimum of 4.5 m for rear yards and aiming for a 3.0 m side yard adja- 

cent to a Streamside or Green Infrastructure Protection Area. 

4. Overall Site: Establish buffers large enough to protect the ecological integrity of Sensitive Ecosystem Areas. (illustr.) 
 

 

5a. Overall Site: Avoid locating infrastructure corridors 
adjacent to or within Streamside Protection Areas. 
Where it can be demonstrated that alternatives are 
not possible, design crossings that are narrow and 
perpendicular, and that minimize disturbance to 
Streamside Protection Areas. 

5b. Overall Site: Avoid locating infrastructure corridors 
adjacent to or within Green Infrastructure Protection 
Areas. Where it can be demonstrated that alternatives 
are not possible, design crossings that are narrow and 
perpendicular, and that minimize disturbance to Green 
Infrastructure Protection Areas. 

6. Overall Site: Determine buffer locations and sizes using contemporary Best Management Practices with the main 
goal of protecting Sensitive Ecosystem Areas from the effects of development and to retain the integrity of the Sen- 
sitive Ecosystem as a habitat and/or riparian area. 

7a. Overall Site: Any development adjacent to or with- 
in (for approved works and services installations 
only) a Streamside Protection Area requires the 
monitoring of conditions, both on-and off-site, by a 
QEP prior to, and during construction. 

7b. Overall Site: Any development adjacent to or within 
(for approved works and services installations only) a 
Green Infrastructure Protection Area requires the 
monitoring of conditions, both on-and off-site, by a 
QEP prior to, and during construction. 

8. Building and Construction: Minimize impervious surfaces to improve stormwater absorption by using permeable 

 materials and techniques, including permeable pavers and structural grassfields. 
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DP3 SENSITIVE ECOSYSTEMS 

C. Development Guidelines (cont.) 
For development in the Sensitive Ecosystem Development Permit Area, REVIEW and CONSIDER the following De- 
velopment Guidelines as follows: 

 

Streamside Green Infrastructure 

9.  Trees and Vegetation: Create continuous vegetated corridors, wherever possible, by linking tree retention areas 
from within the development to that of adjacent Streamside Protection Areas or Green Infrastructure Protection 
Areas. (illustr.) 

10. Trees and Vegetation: In addition to the Areas of Protection, retain as much existing native vegetation and as many 
trees as possible during site development or redevelopment. Ensure tree replacement ratios are consistent with 
the requirements identified in Surrey’s Tree Protection Bylaw, as amended. 

11. Trees and Vegetation: Protect trees or existing vegetation within the development site and any trees on adjacent 
City of Surrey property and/or boulevards, before and during construction, in accordance with Surrey’s Tree Protec- 
tion Bylaw, as amended. 

12. Trees and Vegetation: Landscape the setback areas created between buildings, roadways, parking and driveways 
and the edge of the Streamside Protection Area or Green Infrastructure Protection Area using native plantings (e.g. 
trees, shrubs and groundcover) where appropriate. Landscaping should be complementary and supportive of the 
habitat types and ecosystem values found within the adjacent Streamside Protection Area or Green Infrastructure 
Protection Area as documented within the Ecosystem Development Plan and/or the Impact and Mitigation Plan. 

13. Habitat: Design sites to mitigate light pollution to reduce impacts on those habitat areas reliant on darkness. 
 

 

14. Habitat: Prevent disturbance of animal and bird nesting sites and breeding areas by preserving adequate animal 
habitat through the retention of appropriate trees and vegetation and by timing construction activity to avoid bird 
breeding windows. 
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DP3 SENSITIVE ECOSYSTEMS 

C. Development Guidelines (cont.) 
For development in the Sensitive Ecosystem Development Permit Area, REVIEW and CONSIDER the following De- 
velopment Guidelines as follows: 

 

Streamside Green Infrastructure 

15. Habitat: Retain intact aquatic and terrestrial ecosystems and their connectivity to other Sensitive Ecosystem Areas. 
Preserve large tracts of wildlife habitat or long, continuous corridors in order to facilitate safe and unencumbered 
movement of wildlife from one place to another. Maintain natural hydrologic cycles in wetlands, ponds, streams 
and seepage areas to retain biodiversity. (illustr.) 

16. Habitat: Reconnect fragmented ecosystems, where practical and necessary, by establishing and restoring corridors 
and protecting habitats for isolated species or populations, as shown in Surrey’s Biodiversity Conservation Strategy. 

17. Habitat: Plan and design development in order to: 

a) Protect endangered, threatened, vulnerable species or Species-at-Risk plant and animal communities. Plan, 
design and implement land development and subdivisions to protect Sensitive Ecosystem Areas. Prioritize pro- 
tection for habitats that provide for at-risk species, at-risk ecological communities and keystone species. Mini- 
mize impacts on significant, rare or unique vegetation, wildlife and wildlife habitat. 

b) Retain and enhance ecosystem features such as significant trees, hedgerows or windbreaks, with enough un- 
disturbed space around them to protect root systems. 

 c) Retain natural landforms such as escarpments, ravines, rock croppings, bluffs, hilltops or cliffs. 

d) Design and implement artificial habitat features, such as nesting boxes or spawning beds, where natural fea- 
tures are not present or practical. 
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DP3 SENSITIVE ECOSYSTEMS 

C. Development Guidelines (cont.) 
For development in the Sensitive Ecosystem Development Permit Area, REVIEW and CONSIDER the following De- 
velopment Guidelines as follows: 

 

Streamside Green Infrastructure 

18. Drainage: At a minimum, manage stormwater so that the quantity, quality and rate of stormwater input into receiv- 
ing streams does not vary from that which existed pre-development. Install both temporary and permanent sedi- 

 ment/pollutant containment and erosion control measures for any development or redevelopment. 

19. Drainage: Manage site drainage in accordance with the Integrated Stormwater Management Plan (ISMP) relevant 
to the site location and with Surrey’s Erosion and Sediment Control and Stormwater Drainage Regulation and 
Charges Bylaws, as amended. 

20. Drainage: Implement measures that will prevent the release of silt or sediment-laden water into streams and Sur- 
rey’s drainage network during any activity involving soil disturbance. Manage and mitigate the quality and quantity 
of stormwater runoff to help protect and enhance aquatic habitat. 

21. Drainage: Incorporate rainwater Best Management Practices into development to ensure the post-development 
peak flows do not exceed pre-development peak flows by treating, storing, redirecting and slowly releasing rainwa- 
ter from impervious surfaces back into natural hydrological pathways as much as possible, and by using systems 
such as green roofs, underground rainwater storage systems, rain gardens and rain barrels. Incorporate on-site 
stormwater management features into the development as required by the Surrey Stormwater Drainage Regulation 
and Charges Bylaw, as amended. 

22. Drainage: Construct wetlands and detention ponds to improve the quality of rainwater through bio-filtration and to 

 maximize habitat creation. (illustr.) 
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DP3 SENSITIVE ECOSYSTEMS 

D. Submission Requirements—Ecosystem Development Plan 
For either a Green Infrastructure Area or a Streamside Area, using plans, elevations and/or profiles at an appropri- 
ate scale, SUBMIT an ECOSYSTEM DEVELOPMENT PLAN which details, illustrates and describes the Development 
Proposal as follows: 

 

i) Consultant Qualifications 
Provide qualifications for each separate consultant used per development proposal. 

Streamside Green Infrastructure 

23. ALL registered professionals who will be involved in the development proposal, whether a Biologist, Geoscientist, 
Engineer, Forester, and/or Agrologist, shall have demonstrated education, expertise, accreditation and knowledge 
relevant to sensitive environments, ecosystems and/or streamside management. 

24. ALL Arborists who will be involved in the development proposal shall be registered and certified with the Interna- 
 tional Society of Arboriculture (ISA). 

25. Supply a list and written statement, including all documentation, verifying the qualifications of all Qualified Environ- 
mental Professionals (QEP) and/or ISA Certified Arborists responsible for preparing report submissions or involved 
in monitoring site conditions for Sensitive Ecosystems Development Permit applications. 

26. Where more than one Qualified Environmental Professional is needed, submit a written statement identifying THE 
PRIMARY QEP for the entire development and acknowledging their role to ensure: all required reports are pre- 
pared by qualified professionals and are coordinated both in content and in execution.; and that all relevant Devel- 
opment Permit Guidelines and requirements have been met and/or addressed in the application submission. 

ii) Protection Areas 
Use the following documents to determine the Sensitive Ecosystem Area to be protected. 

Streamside Green Infrastructure 

27a. Zoning Bylaw: Part 7a, Streamside Protection of 
Surrey’s Zoning Bylaw is to be used to determine 
the Area of Protection required for development 
adjacent to a stream. (illustr.) 

27b. Biodiversity Conservation Strategy: the Biodiversity 
Management Areas, Green Infrastructure Network and 
Appendix J of the Biodiversity Conservation Strategy 
are to be used to determine the Area of Protection 
required for development within a Green Infrastruc- 
ture Area. 
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DP3 SENSITIVE ECOSYSTEMS 

D. Submission Requirements—Ecosystem Development Plan (cont.) 
For either a Green Infrastructure Area or a Streamside Area, using plans, elevations and/or profiles at an appropriate 
scale, SUBMIT an ECOSYSTEM DEVELOPMENT PLAN which details, illustrates and describes the Development Pro- 
posal as follows: 

 iii) Levels of Safeguarding 
Indicate which level of safeguarding is proposed to be applied to the development. 

 
Streamside Green Infrastructure 

 28. Maximum Safeguarding: conveyance of the Protection Area to the City of Surrey. Where conveyance is chosen, the 
applicant is not responsible for the additional ecological restoration or on-going maintenance of the Protection Area 
as detailed and described below under the Minimum Safeguarding option. 

 29a. Minimum Safeguarding: registration of a com- 

bined Restrictive Covenant/Right-of-Way against 

the property to ensure safeguarding and mainte- 

nance of the Protection Area in perpetuity that 

shall include: 

1) identified “no disturbance” and “mainten- 

ance access” areas; (illustr.) 

2) provisions for post-construction on-going 

management of the Protection Area for a 

minimum of five years, including any re- 

quired rehabilitation, restoration and/or con- 

servation of any areas identified by the 

project-managing QEP; 

3) provisions for yearly monitoring and report- 

ing; and identification of the Principal QEP re- 

sponsible for providing yearly monitoring re- 

ports during the minimum five-year mainte- 

nance period; and 

4) a compensation plan and cost estimate for all 

items listed in this section. This will also  be 

used to determine landscape bonding and secu- 

rity requirements for installation and 
maintenance purposes. 

29b. Minimum Safeguarding: registration of a Restrictive 
Covenant against the property to ensure safeguarding 
and maintenance of the Protection Area in perpetuity 
that shall include: 

 
1) identified “no disturbance” areas; (illustr.) 

2) provisions for post-construction on-going man- 

agement of the Protection Area for a minimum 

of five years, including any required rehabilit- 

ation, restoration and/or conservation of any 

  areas identified by the project-managing QEP; 
3) provisions for yearly monitoring and reporting; 

and identification of the Principal QEP respons- 

ible for providing yearly monitoring reports dur- 

ing the minimum five-year maintenance period; 

4) a compensation plan and cost estimate for all 
items listed in this section. This will also be used to 

determine landscape bonding and security require- 

ments for installation and maintenance purposes. 
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DP3 SENSITIVE ECOSYSTEMS 

D. Submission Requirements—Ecosystem Development Plan (cont.) 
For either a Green Infrastructure Area or a Streamside Area, using plans, elevations and/or profiles at an appropriate 
scale, SUBMIT an ECOSYSTEM DEVELOPMENT PLAN which details, illustrates and describes the Development Pro- 
posal as follows: 

 
iv) Pre-Development Site Conditions 

Detail conditions of the development site prior to any development disturbance. 

 Streamside Green Infrastructure 

 30. Building and Construction: Identify all existing on-site buildings, structures and developed areas, including paved and 

 landscaped areas, and any other areas disturbed beyond its original condition. 

 31. Soils: Perform a slope analysis and identify existing togographic features including geological and hydrogeological soil 

 conditions, particularly areas of unstable or sensitive soils. 

 32. Trees and Vegetation: Identify and detail existing vegetation and trees (including trees defined in the Surrey Tree 

 Bylaw, as amended) and submit in an arborist’s assessment report. 

 33. Habitat: Identify Schedule 1, Federally-protected Species-At-Risk Act or Provincial Red- or Blue-Listed plant or animal 
species and their critical habitats including shrub and ground cover communities and any species, or habitat feature, 
identified as requiring year-round protection as identified in the Provincial Wildlife Act. 

 34. Drainage: Identify the Streamside Protection Area 
and stream locations, including top of bank (illustr.) 
and stream classification (as defined in Surrey’s 
Zoning Bylaw, as amended). 

 

n/a 

 35. Drainage: Identify existing site drainage conditions 
in accordance with the Integrated Stormwater 
Management Plan (ISMP) relevant to the site loca- 
tion. 

 
n/a 

 36. Drainage: Detail existing site drainage conditions including depth to ground water table, stormwater conveyance, 

 infiltration and storage features, and stormwater channels and overland flow paths. 
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DP3 SENSITIVE ECOSYSTEMS 

D. Submission Requirements—Ecosystem Development Plan (cont.) 
For either a Green Infrastructure Area or a Streamside Area, using plans, elevations and/or profiles at an appropri- 
ate scale, SUBMIT an ECOSYSTEM DEVELOPMENT PLAN which details, illustrates and describes the Development 
Proposal as follows: 

 

v) Proposed Development Conditions and Specifications 
Detail the proposed development and post-site conditions. 

Streamside Green Infrastructure 

37a. Overall Site: The identified Streamside Protection 
Area and how it is situated with the development. 

37b. Overall Site: The identified Green Infrastructure Protec- 
tion Area and how it is situated with the development. 

 
 

 
n/a 

38. Overall Site: Locate development where it is most 
sensitive to the objectives of the Biodiversity Manage- 
ment Areas, Green Infrastructure Network and corre- 
sponding conditions and recommendations required 
for management as identified in Surrey’s Biodiversity 
Conservation Strategy. (illustr.) 

39. Building and Construction: Detail construction specifications including materials, timing, technologies and tech- 
niques proposed as a means to mitigate and reduce the ecological impacts of development on the identified 
Streamside or Green Infrastructure Protection Area. 

40. Building and Construction: Explain how the proposed development conforms to Surrey’s Drainage Regulation and 
Charges Bylaw, as amended, as well as policies in Secondary Plans, Integrated Stormwater Management Plans and 
the Zoning Bylaw, as amended; 

41. Building and Construction: Detail the locations of all proposed buildings, structures and impervious surfaces. 
 

 
42. Building and Construction: Detail the timing and scheduling of all proposed development activities. 

 

43. Soils: Provide site grading plans illustrating the area and extent of soil disturbance including slope grades and any 
proposed retaining wall heights, locations and materials used. Detail how slope or soil stability will be ensured and 
how erosion and increased sedimentation risks will be reduced. 
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DP3 SENSITIVE ECOSYSTEMS 

D. Submission Requirements—Ecosystem Development Plan (cont.) 
For either a Green Infrastructure Area or a Streamside Area, using plans, elevations and/or profiles at an appropri- 
ate scale, SUBMIT an ECOSYSTEM DEVELOPMENT PLAN which details, illustrates and describes the Development 
Proposal as follows: 

v) Proposed Development Conditions and Specifications (cont.) 
Detail the proposed development and post-site conditions. 

Streamside Green Infrastructure 

44. Trees and Vegetation: Identify how existing trees, shrubs and groundcover will be retained and protected including 
details and specifications on the replanting, restoration and management of vegetated areas and the maintenance 
of short- and long-term hydraulic regimes. 

45. Trees and Vegetation: Identify individual tree retention and removal as well as areas of structured landscaping, 
 including plant species, size and location. 

46. Trees and Vegetation: Provide details as to how the Streamside or Green Infrastructure Area management of pro- 
tection objectives will be met and monitored following the official completion of all construction activity. Where 
restoration work IS NOT required, maintenance and monitoring shall be for a minimum of ONE year; and where 
restoration work IS required, maintenance and monitoring shall be for a minimum of FIVE years. 

47. Trees and Vegetation: Provide a restoration, maintenance and cost estimate plan consistent with the development 
requirements identified in the Ecosystem Management Plan and/or Impact Mitigation Plan to be used to determine 
landscape bonding and security requirements for installation, monitoring and maintenance purposes. 

 

 
n/a 

48. Habitat: Articulate how the proposed development 
meets the Objectives and Recommendations of the 
Biodiversity Management Areas and Green Infrastruc- 
ture Network of the Biodiversity Conservation Strategy. 

 
 
 
 

n/a 

49. Habitat: Detail how wildlife habitat will be protected 
and enhanced while taking into consideration wildlife 
movement and connectivity to adjacent sites. Focus 
on Schedule 1, Federally-protected Species-At-Risk Act 
or Provincial Red- or Blue-Listed plant or animal spe- 
cies and their critical habitats and how they may be 
affected by the proposed development, and indicate 
how proposed Best Management Practices may be 
used for the protection and preservation of that habi- 
tat. 

50. Drainage: Identify post-development drainage site conditions in accordance with the Integrated Stormwater Man- 

 agement Plan (ISMP) relevant to the site location. 

51. Drainage: Detail how flooding risk and water quality degradation will be mitigated including specific measures that 
will be taken to prevent channel erosion and prevent the fouling of streams, wetlands or drainage conveyance cor- 
ridors. 
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DP3 SENSITIVE ECOSYSTEMS 

E. Submission Requirements—Impact Mitigation Plan 
For development adjacent to a Streamside Area, using plans, elevations and/or profiles at an appropriate scale, SUB- 
MIT an IMPACT MITIGATION PLAN detailing, illustrating and describing the following: 

52. An IMPACT MITIGATION PLAN is required to determine the appropriateness of requests to reduce the Streamside 
Protection Area (through the use of a Development Variance Permit) as defined in Surrey’s Zoning Bylaw, Part 7a. 
The IMPACT MITIGATION PLAN, where relevant to the site (determined by City of Surrey), shall include the following: 

Overall Site: A detailed explanation why a variance is being sought and why the required Streamside Protection Area 
is not being met. 

Overall Site: A detailed Riparian assessment report, following the Provincial methods specified in the Riparian Areas 

 Regulation, B.C. Reg. 376/2004, identifying the regulatory Streamside Protection and Enhancement Area and associ- 

ated measures. 

Overall Site: An assessment report indicating any expected changes and modifications to streams and aquatic and 
riparian areas, including any expected water quality reductions, water quantity changes, or fish and wildlife habitat 
degradation, with a particular focus on salmonid habitat and healthy tree retention, as a result of the proposed 
Streamside Setback Area variance. 

Overall Site: A restoration plan and cost estimate for the items submitted with the Impact Mitigation Plan. This res- 

 toration plan shall also be used to determine landscaping bonding and security requirements for installation, moni- 

toring and maintenance purposes. 

Building and Construction: Details demonstrating how the City of Surrey can reasonably access the stream to main- 
tain drainage conveyance including illustrating the location of a required minimum 5 m wide access corridor that is 
geotechnically-stable and located outside of the Streamside Protection and Enhancement Area, as defined in Ripari- 
an Areas Regulation, B.C. Reg. 376/2004, as amended. 

Building and Construction: Details on how public and maintenance access will be accommodated where there is a 
park trail proposed within the proposed adjusted Streamside Setback Area. 

Soils: Provide a geotechnical report that assesses the impacts of the adjustments and recommends how to protect 
stream bank stability. The report will provide detailed information on stream hydraulics, erosion, sedimentation, and 
top of bank conditions (e.g. top loading or slope undercutting effects). The report will also include a seismic assess- 
ment addressing impacts for both structural and human usage. 

Trees and Vegetation: A vegetation accounting report including the effects of any biomass and habitat removal, or 
any other disturbances as a result of the proposed Streamside Setback Area variance. 

Habitat: A riparian restoration plan specifying the following: invasive species management; abatement of hazard 
trees; appropriate native species proposed to be used in any restoration work; details on any removal of anthropo- 
morphic habitat debris; and how stream complexing and drainage conveyance will be undertaken (to the satisfaction 
of the City of Surrey). 

Drainage: An assessment report on any expected flooding or increase in flooding or impacts, positive or negative, 
affecting groundwater as a result of the proposed Streamside Setback Area variance. 

Drainage: An assessment report of the stream and how the proposed adjustment to the Streamside Setback Area will 
not create a vulnerability from beaver activities for the development site. 

Drainage: Detail and identify post-development drainage site conditions in accordance with the Integrated Storm- 
water Management Plan (ISMP) relevant to the site location. 
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DP4 
DEVELOPMENT PERMIT GUIDELINES: 

FARMING PROTECTION 
The Farming Protection Development Permit Guidelines are intended to protect Agriculture 
and Farming operations from the effects of adjacent urban development by using Vegetation 
Buffers and Building and Site Design specifications. 

Vegetation Buffers: represent the area adjacent to the Agricultural Land Reserve (ALR) used to 
create a physical and visual separation between agricultural land and urban development. 

 

Building and Site Design: building and layout specifications used to supplement the vegetation 
buffers to further reduce conflicts and negative impacts of urban development on agricultural 
land. 

 

In order to provide further clarification of the guidelines within this section, pictures or graph- 
ic images are provided; and where a particular guideline is graphically illustrated, the notation 
“(illustr.)” appears. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

DP4—FARM PROTECTION 387 

BL 18423 

BL 18787 



PLANSURREY 2013 | OFFICIAL COMMUNITY PLAN 

AMENDED: May 29, 2017 

 

 

DP4 Farm Protection Guidelines User Guide: 

The following User Guide provides the main components required for each Farm 

Protection Development Permit application: 

 

1. REVIEW and CONSIDER 

A. Agricultural-Urban Conflict Requirements 

B. Development Guidelines 

 
2. SUBMIT COMPLETE APPLICATION 

C. Determine Setbacks and Buffers 

- Single Family Uses 

- Multiple Family Uses 

- Non-Residential Uses 
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A. Agriculture-Urban Conflict Requirements 

For any development adjacent to agricultural land falling within the Farm Protection Development Permit Area, 
REVIEW and CONSIDER the following Agriculture-Urban Conflict Requirements: 

Farm Protection 

1. As part of a development process, any property that falls within 50 m of the Agricultural Land Reserve (ALR) 
boundary shall register a Restrictive Covenant against that property informing any future purchasers that 
farm operations take place in the area and that normal farm practices produce noise, odour and dust that 
may impact adjacent residential properties. This Restrictive Covenant shall reference a farm operation’s 
acceptable and required farm practices, as identified and in accordance with the Provincial Right to Farm 
Act. 

2. Building setback minimums referred to and illustrated in this section are required as a way to reduce Agri- 
cultural-Urban conflicts. Where the full building setback minimum cannot be met due to hardship reasons 
or to protect natural features, the minimum setback requirements between the building face and the vege- 
tated agricultural buffer shall be determined by the minimum yard setback for each applicable zone, in ac- 
cordance with Surrey’s Zoning By-law, as amended. (illustr.) 

3. Mitigate the impact of urban development on farming practices within the ALR by utilizing the following site 

and building design elements: 

 Sensitively place backyards and patios away from the ALR 

 Install double paned windows or sound-proofed windows 

 Cluster buildings to maximize buffering between residences and the ALR 
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A. Agriculture-Urban Conflict Requirements (cont.) 

For any development adjacent to agricultural land falling within the Farm Protection Development Permit Area, 
REVIEW and CONSIDER the following Agriculture-Urban Conflict Requirements: 

Farm Protection 

4. Encroachment of urban uses into farming areas shall be reduced by avoiding the dead-ending of road ends 
adjacent or into the ALR, except where that road may be needed for access by farm vehicles. (illustr.) 

5. Where appropriate, use roads, topographic features, watercourses, ditching, no-build areas, vegetated and 
fenced barriers as buffers to preserve large farm units and areas from the encroachment of non-agricultural 
uses. (illustr.) 

6. Retain and enhance natural buffer features (e.g. riparian areas, ravines, woodlots, wetlands and natural 
vegetated areas) along the urban side of the ALR boundary. Where natural buffers are not feasible, create 
buffers and/or compatible uses (e.g. roads, railways, utility Rights-of-Way, berms, open spaces and rain- 
water management facilities and features) on the urban side of the ALR boundary. (illustr.) 
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B. Development Guidelines 

For any development adjacent to agricultural land falling within the Farm Protection Development Permit Area, 
REVIEW and CONSIDER the following Development Guidelines as follows: 

General Buffer Design 

7. Natural landscape buffer features shall be retained and enhanced along the urban side of the Agricultural 
Land Reserve Boundary. Buffer features include mature trees, riparian areas, ravines, woodlots, wetlands 
and natural vegetation. Where natural buffers do not exist, create vegetated buffers and/or compatible 
uses (e.g. roads, railways, utility Rights-of Ways, berms, fences, open spaces and rain-water management 
facilities and features) on the urban side of the ALR boundary. 

8. Unless otherwise indicated, specifications for 
“appropriate” planting and species details and 
fencing should be referenced from the Ministry 
of Agriculture Guide to Edge Planning, as 
amended, and from the Agricultural Land Com- 
mission’s “Schedule D”, Landscaped Buffer 
Specifications, as amended. 

9. Ensure firm edges exist between the agricultur- 
al buffer and residential landscaped areas by 
planting infill trees and shrubs and plants to 
create a fuller buffer and by using other ele- 
ments such as rock boulders and trespass- 
inhibiting shrubs in conjunction with an 
“appropriate” fence. 

10. Include a mix of “appropriate” deciduous and coniferous trees a minimum of 2m—4m apart. 

11. Preserve all existing, healthy and mature trees located within the agricultural buffer area. 

12. Design buffers with “appropriate” native and natural agriculturally-sensitive plant species. 
Consider infill planting or planting older and larger trees to create a fuller vegetated buffer. 

13. If planned, include rainwater management or water detention facilities in buffer areas (illustr.). 
Construct detention ponds in conjunction with local area Integrated Stormwater Management Plans (ISMP) 
to ensure drainage from the development does not affect the adjacent agricultural land. 
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B. Development Guidelines (cont.) 

For any development adjacent to agricultural land falling within the Farm Protection Development Permit Area, 
REVIEW and CONSIDER the following Development Guidelines: 

General Buffer Design (cont.) 

14. During development and construction phases, ensure any required fill deposition is handled sensitively with 
respect to the buffer to ensure natural soil regimes, on and off site, are maintained. 

15. Ensure public safety and security is taken into consideration in the design and development of trails and 
sidewalks near vegetated buffer areas. 

16. Consider the use of rock boulders and firm edges between the buffer and any developed area, particularly 
with single family developments. 

Buffer Installation and Maintenance 

17. Landscaped buffers and any related tree fencing (fencing used to protect existing trees from development) 
will be required to be installed prior to the issuance of Building Permits for new subdivisions or develop- 
ments. 

18. All landscaping shall be maintained in good condition, consistent with an approved Landscape Plan. Land- 
scaping should be consistent with the guides and specifications listed under General Buffer Design of this 
Development Permit Section. 

19. Use Statutory Easements combined with a Restrictive Covenants to ensure buffers are established, main- 
tained and accessible by maintenance crews. 

20. For private property, either through the use of Letters of Credit or Cash Securities, deposits equal to one 
hundred percent (100%) + fifteen percent (15%) contingency of the total landscaping costs will be retained 
during all development stages. For public parkland, a Maintenance Bond is required to be provided by the 
developer. Partial refunds of Security Deposits or Maintenance Bonds may be allowed after a minimum of 
five years, provided that landscaped buffers have been substantially and satisfactorily completed. Satisfac- 
tory completion includes illustrating that trees and shrubs are established to a free-growing stage. 

21. Should fencing not be required for an existing naturally-vegetated ALR edge at the time of development, 
security deposits in the amount of one hundred percent (100%) + fifteen percent (15%) contingency of the 
total fencing costs will be required to secure future fence installations. 
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B. Development Guidelines (cont.) 

For any development adjacent to agricultural land falling within the Farm Protection Development Permit Area, 
REVIEW and CONSIDER the following Development Guidelines: 

Parks and Trail Design 

22. Where appropriate, and located where it will likely not create conflicts with farming, and where determined 
by and approved the City of Surrey, include passive recreation with buffers that will be conveyed as Park- 
land. Buffer depths shall be increased from any minimums previously stated to a minimum of 20 m wide. 

23. Where trails will be added into agricultural buffers and maintained by the City of Surrey, the following re- 
quirements apply: 

 Rights-of-Way protecting the trail shall be a minimum of 4 m wide and be located away from the agri- 
cultural edge 

 Trails shall be passive in nature and not developed as multi-use pathways 

 Trails shall be placed on the inner-most half of the buffer a minimum of 10 m away from the ALR edge 

 Fencing shall be provided along the property line at 1.8 m high and constructed of black chain link 

 Fencing shall also be provided between the agricultural buffer and the residential development at 1.2 
m high and be constructed of black chain link. 

Development and Building Design 

24.  Ensure housing units constructed adjacent to agricultural land incorporate additional building upgrades and/ 
or design features in order to minimize noise conflicts from agricultural operations. These building upgrades 
or design features may include the following: 

 Orienting bedrooms and outdoor areas away from agricultural land 

 Providing mechanical ventilation to allow for the choice of keeping windows closed 

 Enclosing balconies or using sound-absorption materials and other sound barriers 

 Using sound-deadening construction materials (e.g. concrete, acoustically-rated window glazing or 
glass block walls) 

 Locating areas not affected by noise (e.g. stairwells and single-loaded corridors) between the agricul- 
tural land and other areas of the residential unit 

 Maximizing the setback between agricultural land and buildings or structures 
 Reducing the number of doors, windows and outdoor patios facing directly onto agricultural land. 
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DP4 FARMING PROTECTION 

C. Setbacks and Buffers 

For development in the Farm Protection Development Permit Area, SUBMIT a COMPLETE APPLICATION using site 
plans, building and street elevations, that detail the setbacks and buffers required for development adjacent to the 
Agricultural Land Reserve, as follows: 

 

SINGLE FAMILY USES 

Scenario: ALR Abutting a Yard 

25. For properties with a Yard abutting the ALR 
(illustr.): 

 

 

 Minimum building setback from the Ag- 
ricultural Land Reserve boundary is 30 m 

 Increase zoning setbacks, where possi- 
ble, to accommodate appropriate and 
effective rear yard space for buffers 

 Provide a minimum of 4.5 m of rear yard 
space between the landscaped buffer 
and the rear face of a single family 
dwelling (illustr.) 

 Minimum vegetated buffer width is 15 m 

 Vegetated landscape buffer remains 
under private ownership. 
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C. Setbacks and Buffers (cont.) 

For development in the Farm Protection Development Permit Area, SUBMIT a COMPLETE APPLICATION using site 
plans, building and street elevations, that detail the setbacks and buffers required for development adjacent to the 
Agricultural Land Reserve, as follows: 

 

SINGLE FAMILY USES 

Scenario: ALR Abutting a Yard as Parkland 

26. For properties with a Yard as Parkland 
abutting the ALR (illustr.) : 

 

 

 Minimum building setback from the Ag- 
ricultural Land Reserve boundary is 30 m 

 Increase zoning setbacks, where possi- 
ble, to accommodate appropriate and 
effective rear yard space for buffers 

 Minimum vegetated buffer width is 20 
m, particularly where there is already a 
natural area such as a riparian stream, 
ravine, woodlot or wetland 

 Vegetated landscaped buffer is con- 
veyed as public parkland. 
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C. Setbacks and Buffers 

For development in the Farm Protection Development Permit Area, SUBMIT a COMPLETE APPLICATION using site 
plans, building and street elevations, that detail the setbacks and buffers required for development adjacent to the 
Agricultural Land Reserve, as follows: 

 

SINGLE FAMILY USES 

Scenario: ALR Abutting Yard Under Strata Control 

27. For properties with a Yard under Strata Con- 
trol abutting the ALR (illustr.) : 

 

 

 Minimum building setback from the Ag- 
ricultural Land Reserve boundary is 30 m 

 Increase zoning setbacks, where possi- 
ble, to accommodate appropriate and 
effective rear yard space for buffers 

 Minimum vegetated buffer width is 20 
m 

 Vegetated buffer maintained by a Strata 
Corporation. 
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C. Setbacks and Buffers (cont.) 

For development in the Farm Protection Development Permit Area, SUBMIT a COMPLETE APPLICATION using site 
plans, building and street elevations, that detail the setbacks and buffers required for development adjacent to the 
Agricultural Land Reserve, as follows: 

 

SINGLE FAMILY USES 

Scenario: ALR Abutting a Road 

28. For properties with a Road abutting the ALR 
(illustr.): 

 

 

 Minimum building setback from the Ag- 
ricultural Land Reserve boundary is 37.5 
m 

 Increase zoning setbacks, where possi- 
ble, to accommodate appropriate and 
effective rear yard space for buffers 

 Undulating buffer width from a mini- 
mum of 7.5 m to a maximum of 
12 m, with an overall net width of 
10 m is permitted 
OR 
Straight buffer with a minimum width of 
10 m 

 Vegetated buffer remains under private 
ownership. 
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C. Setbacks and Buffers 

For development in the Farm Protection Development Permit Area, SUBMIT a COMPLETE APPLICATION using site 
plans, building and street elevations, that detail the setbacks and buffers required for development adjacent to the 
Agricultural Land Reserve, as follows: 

MULTIPLE FAMILY USES 

Scenario: ALR Abutting a Lot 

29. For properties with Multiple Family uses abutting the ALR (illustr.) : 

 Minimum building setback from the Agricultural Land Reserve boundary is 30m 

 Minimum building setback, as identified in each specific zone, shall be increased where possible, to 
accommodate appropriate and effective rear yard space for vegetated buffers 

 Provide a minimum of 3.5 m of rear yard space between multiple family dwellings and landscaped 
buffers 

 Minimum vegetated buffer width is 24 m 

 Minimum vegetated buffer width shall be increased proportionally (illustr.) with any increase to densi- 
ty. 

 Buffer widths increased to accommodate additional densities shall also be developed in conjunction 
with parkland or passive open space 

 A community garden for the Strata’s use, may be included as part of the vegetated buffer area 

 Vegetated buffer maintained by a Strata Corporation. 
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C. Setbacks and Buffers (cont.) 

For development in the Farm Protection Development Permit Area, SUBMIT a COMPLETE APPLICATION using site 
plans, building and street elevations, that detail the setbacks and buffers required for development adjacent to the 
Agricultural Land Reserve, as follows: 

 

NON-RESIDENTIAL USES 

Scenario: ALR Abutting a Lot 

30. For properties with Non-Residential uses 
abutting the ALR (illustr.): 

 

 

 Minimum building setback from the Ag- 
ricultural Land Reserve boundary is 30 m 

 Minimum vegetated buffer width is 15 
m 

 Vegetated buffer remains under private 
ownership. 
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