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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. 
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GOAL 1: 
CREATE A COMPACT 
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231



1.1 
Urban Containment 
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Figure 51: Regional Growth Strategy Land Use Designations 
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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 
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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 
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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 
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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 
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Figure 52: RCS: Urban Centre Boundary—Surrey Metro Centre 
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Figure 53: RCS: Urban Centre Boundary—Cloverdale Town Centre 
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Figure 54: RCS: Urban Centre Boundary—Fleetwood Town Centre 
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Figure 55: RCS: Urban Centre Boundary—Guildford Town Centre 
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Figure 56: RCS: Urban Centre Boundary—Newton Town Centre 
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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 
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Figure 59: RCS: FTDA Boundaries—East Clayton 
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Figure 60: RCS: FTDA Boundary—Fleetwood West 
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1.2 
Focused Growth (cont.)
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1.3 
 Rural Protection 
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GOAL 2: 
SUPPORT A 
SUSTAINABLE 
ECONOMY 
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2.1 
Diverse Economy 
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2.2 
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 
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2.3 
Agricultural Land (cont.)
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GOAL 3: 
PROTECT     THE  
ENVIRONMENT AND 
RESPOND TO 
CLIMATE CHANGE 
IMPACTS 

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 
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3.1 
Conservation and 
Recreation Land (cont.)
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3.4 
Natural Features 

260



3.3 
Energy and 
Emissions 
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3.4 
Climate Adapta- 
tion and Hazards 
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GOAL 4: 
DEVELOP COMPLETE 
COMMUNITIES 
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4.1 
Housing 
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4.1 
Housing (cont.)
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4.2 
Services and 
Amenities 
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4.2 
Services and Amenities 
(cont.) 
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GOAL 5: 
SUPPORT 
SUSTAINABLE 
TRANSPORTATION 
CHOICES 
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5.1 
Sustainable 
Transportation 
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5.2 
Safe and Efficient 
Movement 
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Figure 61: RCS: Goods Movement 
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Figure 62: RCS: Major Road Classifications 
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