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Question Response 
1)(a)Please provide a brief history of 
how housing in the community has 
been shaped by forces such as 
employment growth and economic 
development, transportation, and 
migration.  
(b)Please include any long-term housing 
challenges the community has faced. 

1a – Surrey's housing landscape has been shaped by various factors, including transportation, 
immigration, rapid population growth, and the city's expansive land area.  Today the city is 
shifting from a suburban, car-oriented city with traditionally lower densities into a growing 
regional centre with higher density growth focused around rapid transit corridors.   
 
While single family homes are still the dominant housing form in the City (56%), proportionally 
this number has decreased in the last decade while the percentage of row/townhouses and 
apartments has increased. Land use plans are focusing growth along the extension of the rapid 
transit SkyTrain Expo Line on Fraser Highway and a Bus Rapid Transit service along King George 
Boulevard.   
 
The following illustrates some of the forces that have shaped the City’s growth and in turn the 
housing forms:  

• Land Mass – Surrey is the largest municipality in Metro Vancouver by land area (31,611 
ha).  

• Population Growth – Surrey has and continues to be one of the fasted growing City’s in 
the province. Between 2006 and 2021, Surrey grew by 44%, from 394,976 to 568,322. 
Surrey is expected to surpass Vancouver in population in the next decade to become 
the largest city in BC. 

• Immigration – For the last 30 years Surrey has experienced high immigration rates. The 
number of recent immigrants to Surrey increased significantly in the 1990’s and has 
continued in subsequent decades. Between 2011- 2021, 76,410 recent immigrants 
moved to Surrey.   

• Role in the region – Surrey is identified as Metro Vancouver’s second metro centre in 
the Metro Vancouver Regional Growth Strategy.  

• Transportation – Surrey has traditionally been a car-oriented suburb with limited 
transit. This is slowly changing as the SkyTrain rapid transit line is being extended 
through the City and bus rapid transit routes are being planned for and constructed. 

 
 



  

1b – The City has faced and continues to face several long-term housing challenges, including: 
• Limited Supportive Housing and Shelter Options - A shortage of housing and shelter 

options, including emergency shelter, transitional and supportive housing, particularly 
to meet the needs of people with complex health needs, women, women and children, 
youth, and Indigenous people. 

• Shortage of Health Services - A lack of client-centred health services to support people 
with complex health needs to access and maintain housing, including for those who are 
leaving institutions (e.g. hospital and corrections) struggling with substance use, mental 
illness and/or acquired brain injury, and/or aging and can’t access appropriate seniors 
housing or care.    

• Community Resistance – Local neighborhood opposition to higher density and non-
market housing projects. 

• Service Displacement – social services (including emergency housing and other 
supports) are increasingly being displaced as land values in urban centres increase, 
especially in transit-accessible areas. 

• Lack of Non-Market Rental Housing – Surrey has only 0.8 BC Housing-affiliated non-
market units per 100 residents compared to 1.7 units per 100 residents in Vancouver.  

• Lack of Primary Purpose-Built Rental Units – Only 11% of Surrey’s rental stock is 
primary rental, as compared to a regional average of 36%.  

• Affordability – Although historically considered affordable compared to the region, 
housing in the City is becomingly increasingly unaffordable both for renters and for 
ownership. 

• Housing for Low-Income New Immigrants and Refugees – As a primary destination for 
newcomers arriving in BC, new immigrants with low incomes and refugees face 
challenges finding affordable housing.  In 2024, 64% of Government Assisted Refugee 
(GAR) family units and 70% of GAR individuals that arrived in the Metro 
Vancouver/Fraser Valley region settled in Surrey.  

 
2) Please detail the existing municipal 
housing policy and regulatory context, 
including approved housing strategies, 
action plans and policies within Official 
Community Plans (OCPs). 

The municipal housing policy and regulatory context in Surrey includes the following: 
• PlanSurrey2013: Official Community Plan (OCP) – The OCP is one of the key documents 

in Surrey guiding growth and development. The City is currently updating the OCP. The 
updated plan will include land use designations that are more market responsive, a 
refined citywide growth framework that focuses growth along transit corridors and, a 



  

dedicated housing policy section that includes policies focused on market and non-
market housing, along with policies to streamline housing delivery.  

• Secondary Land Use Plans – The City has over forty approved and in-stream secondary 
land use plans. These plans provide detailed guidance on the land uses, transportation 
networks and parks and amenities concepts for designated growth areas in the City.  

• Surrey Zoning Bylaw 12000 (ZB) – The ZB regulates land uses (including residential) on 
each property in the City. The ZB is currently being updated to align with the OCP land 
use plan designations and existing and emerging market conditions.  

• A Pathway to Home: Surrey Homelessness Prevention & Response Plan (2024) – This 
plan steers the City’s actions and decisions over the next five years to create clear 
pathways out of homelessness towards stable, permanent housing options. Within the 
housing network, the Plan concentrates on non-market housing solutions – emergency 
shelters, supportive housing, transitional housing, and independent living – to ensure 
diverse housing options are available for people experiencing or at-risk of 
homelessness.  

• Surrey Affordable Housing Strategy: A Focus on Rental Housing (2018) – The strategy 
focuses on preventing the loss of purpose-built housing, strengthening protection for 
tenants, encouraging the development of new purpose-built rental housing, and 
increasing the supply of housing affordable to renter households with low to moderate 
incomes. 

• Housing Accelerator Fund Action Plan (HAF) - The City of Surrey received funding 
though CMHC to implement the HAF which is a 3-year plan that outlines Surrey’s 
continued commitment to deliver excellent services and enhancements through 
technology, innovation and engagement with the community. The action plan includes 
nine initiatives aimed at increasing the housing supply in the short and long term. 

• Surrey Langley SkyTrain (SLS) Supportive Policy Agreement - The purpose of the 
Agreement between TransLink and the City of Surrey is to confirm policy commitments 
outside the scope of the transportation infrastructure project but impact one of the 
project’s objectives which is to increase housing options along the SLS Transit Corridor. 
The policies will encourage and support an appropriate range of affordability levels, 
unit sizes, tenures, levels of support for residents, and types of structures, and include 
approaches to preserving and/or replacing existing rental housing stock. 

https://www.surrey.ca/sites/default/files/media/documents/Surrey-Homelessness-Prevention-Response-Plan.pdf
https://www.surrey.ca/sites/default/files/media/documents/SurreyAffordableHousingStrategyWeb.pdf
https://www.surrey.ca/renovating-building-development/housing-accelerator-fund


  

• Surrey’s Rental Housing Redevelopment - Rental Replacement and Tenant Relocation 
Assistance Policy – This policy sets out the requirements for redevelopment of purpose-
built rental housing and provision of assistance to tenants when redevelopment occurs. 

• Affordable Housing Contributions – The City currently collects $1000 per residential 
unit through a Community Amenity Contribution, to support the development of new 
affordable rental housing in Surrey. Please note that due to new provincial legislation, 
in the near future, the City will no longer be able to collect this fee and so lose this 
dedicated revenue stream.    

• Manufactured Home Park Redevelopment and Strata Conversion Policy - This policy 
provides protections for tenants of manufactured home parks when redevelopment 
occurs. 

• Standards of Maintenance Bylaw - This bylaw helps protect the condition of rental 
properties in Surrey and provides an alternative dispute resolution process to deal with 
unsafe accommodation. 

• Rental Stock Strata Conversion restrictions – The Procedures for Processing Strata Title 
Applications Policy - This policy states that Council will not approve conversions from 
rental to strata title units, unless Surrey's vacancy rate reaches or exceeds 4%, as 
determined by the Canadian Mortgage and Housing Corporation. 

• DCC waivers for non-market rental developments - These waivers reduce development 
costs for projects owned and operated by a public housing body.  
 

3)How have population changes in your 
community impacted your housing 
market? 

Rapid population growth has outpaced the rate of development. Between 2006 and 2021, 
Surrey grew by 44%, from 394,976 to 568,322, far faster than the Metro Vancouver region 
(25%) or the province (22%). The following are some of the impacts this rapid population 
growth has had on Surrey’s housing market: 

• It is anticipated that Surrey will need 53,111 additional units by 2028 and 169,221 
additional units by 2043 to meet the housing need calculated using the Provincial 
standardized method.  

• Surrey’s primary rental vacancy rate is 1.7%, far below the 3%-5% considered to be 
healthy.  

• The median primary rental rate increased by 100% from $850 in 2014 to $1,700 in 
2024.  

• The cost of a single-family dwelling increased 130% from 2013 to 2023. 



  

• Average prices for multiple residential type units grew by 112% for higher density 
forms such as apartments, and 102% for row housing. 

4) How have employment and labour 
conditions (e.g., prevalence of 
precarious employment, temporary or 
seasonal workforces, reliance on less 
predictable sectors such as natural 
resources, agriculture, tourism, etc.) in 
your community impacted housing 
supply and demand? 

Employment and labour conditions have impacted housing supply and demand by: 
• Increasing Demand for Rental Housing - Surrey’s young population (22% of residents 20-

35 years) and large newcomers to Canada population (7% of residents are recent 
immigrants that arrived between 2016 and 2021) often begin in lower-wage or entry-level 
jobs, putting pressure on the rental market.  

• Increasing Demand for Temporary / Informal Housing - Seasonal and temporary workers 
(particularly agriculture and construction) typically stay in short-term or informal housing. 
A 2023 survey found 37% of BC workers and 55% of recent immigrants are in precarious 
jobs. 

 
5) Please describe the housing needs 
and challenges of priority populations in 
your community, specifically for the 13 
groups identified by CMHC: women and 
their children fleeing domestic violence; 
women-led households (especially 
single mothers); seniors 65+; young 
adults aged 18-29; Indigenous peoples; 
people with physical health or mobility 
challenges; people with developmental 
disabilities; people dealing with mental 
health and addiction issues; veterans; 
2SLGBTQIA+; racialized groups; recent 
immigrants (including refugees); and 
people experiencing homelessness. 

The Core Housing Need (CHN) and housing challenges of priority populations in Surrey are: 
1. Lone-parent women-led households: 32% are in CHN 
2. Women-led households: 20% are in CHN 
3. Seniors 65+: 17% are in CHN 
4. Household head under 25: 16% are in CHN 
5. People with physical health or mobility challenges: 13% are in CHN 
6. People cognitive, mental or addiction limitations: 14% are in CHN 
7. Transgender or non-binary: 14% are in CHN 
8. Racialized groups (visible minority): 16% are in CHN 
9. Recent immigrant-led households: 23% are in CHN 
10. Refugee-led household: 26% are in CHN 
11. 2SLGBTQIA+: It is estimated that 2SLGBTQIA+ youth comprise 25-40% of youth 

experiencing homelessness compared to 5-10% of the general population. The data is 
insufficient to assess whether this is similar for youth in Surrey. 

12. Veterans: One person in Surrey counted in the 2023 Metro Vancouver Point-In-Time 
Homeless Count indicated they were a veteran receiving Veteran VAC benefits. We do 
not currently have data on the specific housing needs of veterans in Surrey. 

13. People experiencing homelessness: there are a minimum of 1,060 people experiencing 
homelessness in Surrey, with an additional 1,390 estimated to be experiencing hidden 
homelessness. There is an urgent need for more deeply affordable housing (Income 
Assistance shelter rate) in Surrey, including independent rental and supportive housing. 



  

14. Indigenous peoples: 20% of Indigenous households are in CHN. 53.8% of Indigenous 
households in Surrey were renters, compared to 29.7% of non-Indigenous households. 
31% of Indigenous renter households are in CHN. Deeply affordable, culturally relevant, 
and Indigenous-led housing for Indigenous people is needed in Surrey. 

15. Women and Children fleeing domestic violence: With the cost of housing in Surrey, and 
limited availability of affordable housing, women and children facing violence are at 
risk of homelessness or continued violence. There is a need for additional non-market 
affordable (independent, supportive and transitional) units dedicated to women and 
women with children.  The lack of second stage housing for women/families fleeing 
violence is an especially urgent need in Surrey. 

6. How has your community 
(MUNICIPLALITY?) engaged with priority 
populations? Please provide an 
overview of the methodology and 
assumptions used to conduct 
engagement with priority groups. 
Please provide a description of who was 
engaged, the type of engagement that 
took place, and the nature of the 
engagement (e.g. interviews, 
consultations). If a private individual has 
been engaged, please anonymize and 
remove any identifying features from 
the narrative.   

For the Housing Needs Report, robust community engagement was completed in 2021, 
including the following: 

• Online Community Survey: 1,722 Surrey Residents 
• Community Ambassador Survey: 429 Surrey residents who identify as refugees and 

recent immigrants, people with intellectual disabilities, renters with low income, seniors 
with low income, Black, Indigenous, or racialized individuals. Survey was translated into 
Arabic and Punjabi and distributed by Community Ambassadors who were residents 
from the target population groups. 

• Stakeholder Focus Groups: 9 focus groups with 73 organizations represented who had 
insight on: housing and services for people with disabilities, housing and services for 
seniors, institutions and employers, homelessness, non-market housing providers, 
housing and services for newcomers and refugees, housing and services for women, 
families, and youth, real estate and development, and transit and housing.  

For the Homelessness Prevention and Response Plan, the following community engagement 
was completed in 2023: 

• In-Person Workshops (4): 115 government partners, social service providers, and 
frontline and outreach workers 

• Interviews with People with Lived and Living Experience: 29 
• Focus Groups (2): 15 participants representing the business community and 

immigrant/newcomer serving agencies 
• Key Informant Interviews: 2 

 
For engagement with the urban Indigenous community, the City of Surrey partners with the 
Surrey Urban Indigenous Committee (SUILC) and aligns our approach with the SUILC Statement 



  

of Community Engagement.  SUILC is a coalition of Indigenous agencies and public partners, 
funded by Indigenous Services Canada and the Province of BC (MIRR).  SUILC has undertaken 
extensive housing and homelessness research and consultation. For more information: 
www.surreyindigenousleadership.ca.         
 

7) Please describe local factors that are 
believed to contribute to homelessness 
in your community 
(e.g., the closing of a mental health 
facility, high numbers of refugee 
claimants, etc.). 

According to the 2023 Point-In-Time Homeless Count, the top six reasons for loss of housing in 
Surrey were: 
1. Not enough income for housing 
2. Addiction/Substance use 
3. Mental Health 
4. Landlord tenant conflict 
5. Conflict with spouse/partner 
6. Physical health 
 

8) Please identify temporary and 
emergency relief resources available for 
individuals experiencing homelessness 
in your community (e.g., number of 
shelter beds, resource centres, 
transitional beds available). If possible, 
please indicate whether capacity levels 
are commensurate with need. 

The following temporary and emergency relief resources are available for individuals 
experiencing homelessness in Surrey: 

• Shelter beds: 406 
• Transitional beds: 78 
• Youth Safe House beds: 6 
• Women’s Safe House beds: 72 
• Women’s 2nd stage units: 63 

 
Shelters and transitional beds are consistently at or over capacity.  
 
Surrey has 20 resource centres or mobile programs (vans) offering support services, including 
services targeting supports to women (1), women and children (5), women and youth (2), youth 
(3), and an Indigenous drop-in centre. The two services for women and youth are mobile, in 
addition to one mobile outreach program for mixed populations. 

9) Some groups, including students, 
those in congregate housing, and 
temporary foreign workers, may be 
excluded from publicly available core 
housing need data sources. 
Communities are encouraged to use 

Student housing needs in Surrey include: 
• Better Regulated Student Housing - Surrey has the sixth most international student 

permit holders (14,740) in Canada and the second-highest percentage of international 
students living in unsuitable housing (61.1%). 

• More Student Housing - A 2020 survey on middle year students by the Canadian 
University Survey Consortium13 found that 64% of Surrey students reported that they 

http://www.surreyindigenousleadership.ca/


  

this section to describe the housing 
needs of these respective populations 
to ensure that all groups are 
represented in their HNR. 

live at home, 27% rent either alone or with roommates, 6% live in on-campus housing, 
2% own their home, and 1% selected other. Of those that do not currently live on 
campus, 31% report that they would prefer to live on campus.   

 
Recovery Houses – Surrey has the highest number of supported recovery residences in BC. 
Regulated by the BC Ministry of Health’s Assisted Living Registrar, these homes are run by 
private businesses and non-profits.  They are primarily congregate housing in single-family 
houses.  Recovery houses are a response to both a need for recovery beds and a lack of 
affordable housing for people exiting detox or treatment.  Due to the proliferation of recovery 
houses in Surrey, the City introduced a business license requirement and capped the number of 
licenses at 55 houses.    

10) How have average rents changed 
over time in your community? What 
factors (economic, social, national, 
local, etc.) have influenced these 
changes? 

Average rents in Surrey have increased. From 2014 to 2024, the median primary rental rate 
increased by 100%, from $850 in 2014 to $1,700 in 2024. Notably, almost half of the growth in 
the median rents occurred between 2022 and 2024. Regional data on the cost of renting in the 
secondary market indicates that secondary market rents are also increasing. 
 
Some of the factors that have influenced this change include: Financialization of housing, lack 
of federal and provincial government investment in non-market housing between 1990-2017, 
population increase, regional unaffordability (Surrey has historically been more affordable 
compared to other parts of the region), and low vacancy rates. 

11) How have vacancy rates changed 
over time? What factors have 
influenced this change? 

Between 2009-2013, Surrey’s vacancy rate had been above 3% and relatively balanced. Since 
2015, vacancy rates have been 1.9% or below, reaching a low of 0.4% in 2018.  
 
Some of the factors that have influenced this change are high rental demand (proportion of 
renter households in Surrey continues to increase) and more competition for available rental 
units.  

12) How have trends in core housing 
need changed over time between both 
tenant and owner-occupied 
households? 

The number of households in core housing need (CHN) has increased as follows: 
• From 2016 to 2021, the number of households in CHN increased by 3,255.  
• The number of renter households in CHN increased by 1,915.  
• The number of owner households in CHN increased by 1,340. 

 
While the proportion of the population in CHN decreased between 2016 (17%) to 2021 (15%), 
this is likely due to the fact that there were temporary income supplements available during 



  

the pandemic for lower income households (at the time the 2021 Census was taken). A greater 
percentage of renter households are in CHN (28%) compared to owner households (10%).  
 

13) In the last five years, how many 
affordable units for low and very low-
income households have been built, 
and how many have been lost? If data is 
not available, please describe how the 
loss of affordable housing units may 
have impacted your community. 

Approximately 903 non-market rental (supportive and affordable) units for low and very low-
income households have opened in the last 5 years (since 2020), with an additional 411 
currently underway. Of the 1,314 new or upcoming units of non-market affordable rental 
housing, 105 units will or have replaced existing units lost through redevelopment to 
accommodate higher density non-market affordable housing. Despite these developments, 
there is a growing need for affordable units for low and very low-income households, as 
exemplified by the number of Surrey households on BC Housing’s Housing Registry Waitlist 
having increased by 208% from 2013 to 2023. In 2023, more than half (53%) of households on 
the waitlist were families. 

14) Please describe available affordable 
and community housing options and 
needs/gaps currently in your 
community. Examples can include: 
 
a) Are any of these affordable housing 
units accessible or specifically designed 
for seniors, including long-term care 
and assisted living? 
b) Does your municipality provide rent 
supplements or other assistance 
programs that deepen affordability for 
households? 
c) Is your community in need of 
supportive housing units with wrap-
around supports, such as for those with 
disabilities? 

The current stock of non-market housing units (affordable and community housing) in Surrey is 
as follows: 

• Co-op Housing: 851 
• Non-Profit Affordable Housing: 1,955   
• Indigenous Non-Profit Affordable Housing: 298   
• Non-Market Seniors Independent Housing: 962 
• Non-Market Seniors Supportive Housing: 693  

 
The 2024 Homelessness Prevention & Response Plan identified an immediate need for 354 
purpose-built shelter spaces, 780 supportive housing units with wrap-around supports, 319 
transitional housing units, and 873 independent affordable rental units to address 
homelessness in Surrey.  
 
The City of Surrey does not provide rent supplements or other assistance programs. Rent 
supplements are provided through BC Housing and a local non-profit community rent bank. In 
2023, there were 3,078 individuals receiving rent supplements in Surrey.  
 

15) This final section aims to determine 
how your community anticipates using 
the results and findings captured in the 
HNR to inform long-term planning, as 
well as concrete actions that can 

15a. The HNR will inform the OCP in multiple ways including: 
• Being updated to ensure there is land use capacity to meet current and future housing 

need.  
• Incorporating housing policies that reflect the needs identified in the HNR, including 

form, tenure and affordability. For example, policies may: 



  

address identified needs. Please use the 
following questions to describe how 
those linkages will be made. 
 
a) How will this HNR inform your OCP, 
housing policies and/or actions going 
forward? For example, if the HNR 
identifies specific needs in your 
community across the housing 
spectrum – such as housing needed for 
priority populations, units for large 
households in denser form factors, 
more diverse structural types such as 
missing middle housing, or more 
affordable and higher-density housing 
near transit – how could actions and 
changes in policy and planning help 
address those needs? 
 
b) How will data collected through the 
HNR help direct those plans and policies 
as they aim to improve housing locally 
and regionally, and how will this 
intersect with major development 
patterns, growth management 
strategies, as well as master plans and 
capital plans that guide infrastructure 
investments? 
 
c) Based on the findings of this HNR, 
and particularly the projected housing 
needs, please describe any 
infrastructure gaps that may potentially 
limit the ability of your community to 

• Address form by encouraging affordable family housing through a mix of unit types in 
new developments, including two-bedroom and three-bedroom apartments, especially 
in the City Centre, Town Centres and other locations accessible to frequent transit 
service.   

• Address tenure by encouraging and supporting the development of new purpose-built 
rental apartments and co-operative housing, and new models such as co-housing, 
attainable ownership and rent-to-own housing. 

• Address affordability by supporting the development of non-market housing across the 
housing network for a diversity of low-income households (including for individuals 
with mental health and addictions, youth, seniors, people with disabilities, women, 
low-income singles, families with children, the urban Indigenous population and 
refugees). 

 
15b. The Official Community Plan (OCP) provides a comprehensive, long-term vision for the 
City, guiding growth and development. Integrating the HNR findings, along with other 
municipal, regional and provincial requirements and priorities into the OCP will ensure 
alignment in policies and priorities at an overarching level.  
 
The OCP informs secondary land use plans and city-wide strategies. Embedding priorities in the 
OCP helps ensure that they are reflected and expanded on in land use plans and strategic 
documents, which in turn informs where growth is focused (e.g. along transit corridors) and 
guides where infrastructure (utilities and roads) and amenities (parks, community facilities) are 
planned and invested. 

 
15c. As one of the fastest growing municipalities in the province infrastructure investments 
(municipal, regional and provincial) have not matched the pace of growth in the city. The 
following are infrastructure gaps that may limit Surrey’s ability to support forecasted growth 
unless they are addressed, or that could facilitate more complete and resilient communities: 
 

Public transit: 
• While Vancouver has about 20% more of the region’s population than Surrey, it 

receives 50% more bus service and 500% more SkyTrain service.  13 of the top 20 most 
overcrowded bus routes in Metro Vancouver are in Surrey. 

• Only 34% of Surrey residents have access to frequent transit service. 



  

support forecasted growth unless they 
are addressed, or that could facilitate 
more complete and resilient 
communities. This can relate to any 
type of enabling infrastructure needed 
for housing, including fixed and non-
fixed assets, as well as social, 
community or natural infrastructure. 
Communities are encouraged to 
illustrate how infrastructure gaps 
impact their housing systems and 
growth. Examples of types of enabling 
infrastructure may include: 
i) Public Transit 
ii) Water/Wastewater Systems 
iii) Roads and Bridges 
iv) Schools, Parks, Community or 
Recreational Centres 
v) Broadband Service and Access 
vi) Climate Risks/Impacts 

• 1 in 5 Surrey residents has no access to transit at all within a 5-minute walk. 
• For Surrey to achieve the goals outlined in the OCP it will need parity with Vancouver in 

terms of transit supply – especially frequent transit service. 
 

Water/Waste Water Infrastructure 
• The City has identified around 50 km of watermains that need upsizing to meet the 

increased drinking water demand due to population growth and approximately 260 km 
of small-diameter water mains require upgrades to meet fire protection requirements. 
Together, these upgrades represent 17% of the City's total watermain infrastructure. 
Water pump station upgrades may also be necessary and are currently under review. 

• Wastewater flows are driven by population and the capacity limitations are based on 
the entire network and overall buildout of Surrey.  Approximately 180 km of sewers are 
undersized to meet the future population requirements.  This is 11% of our current 
sanitary collection system inventory. 
 

Roads and Bridges 
• While Surrey has an extensive network of painted bike lanes, only a small number of 

kilometres are protected, leading Surrey to have the lowest cycling mode share in 
Metro Vancouver.  This limits the potential for Surrey residents to use sustainable, and 
affordable, means of transportation. 

• There are 600 kilometres of missing sidewalks in Surrey, undermining the City’s ability 
to switch to more active modes of transportation.   
 

Schools 
• The Surrey School District currently has approximately 80,000 students and is 

anticipating an additional 15,000 new students to be enrolled in the district in the next 
10 years. This does not include Adult Education or other non-traditional school 
programs. 

• Currently there are over 300 portables across the City, indicating a lack of capacity for 
thousands of current students. There is an overwhelming need for additional space to 
accommodate new and current elementary and secondary students in their 
neighbourhood schools.  



  

• The 2025/2026 Surrey School District 10-year Capital Plan includes 27 new schools and 
26 site acquisitions, with the acquisition of land for only 1 new high school being 
supported in the most recent provincial budget.  
 

Parks, Community and Recreational Centres 
• While Surrey has a parkland ratio target of 1.2 hectares of neighbourhood parkland per 

1,000 residents, the existing ratio is 0.72 hectares per 1,000 residents. As the 
population grows, the gap in the parkland provision ratio is increasing. Areas of the city 
slated for higher densities have a higher land costs and are not receiving the same level 
of parkland services as previously established neighbourhoods. 

• Similar pressures are occurring with recreation, community, and cultural spaces in 
densifying neighbourhoods.  While the City doesn’t have overall specific service level 
provisions for these facilities, the City strives to ensure there is sufficient space and 
equal access to services in growing and established communities. However, it is 
becoming increasingly difficult to ensure that population and service provision are 
proportional. 

• Ultimately, access to consistent and predictable capital and operational funding is 
required to ensure park, recreation, community, and cultural amenities, facilities, and 
programs can be delivered in new and growing communities. 
 

Climate Risks and Impacts 
• Increased extreme weather events amplify risks in areas vulnerable to natural hazards, 

particularly flood-prone lands and steep or unstable slopes. As Surrey works to address 
the City’s projected housing need, it is important to limit residential growth in known 
hazard areas – areas prone to flooding, sea level rise, and steep or unstable slopes. In 
existing residential areas or planned areas subject to these hazards, adaptation 
infrastructure investments, including green infrastructure, may be required to ensure 
communities are more resilient to a changing climate.   

 
Utilities 
• The Province and the City have set ambitious greenhouse gas (GHG) reduction targets. 

The City of Surrey has set a target of reducing community GHG emissions to net zero 
before 2050. To transition to net zero, the City must phase out fossil fuel combustion, 
and primarily replace with electrification of both vehicles and buildings – electric 



  

heating, hot water, cooking, and vehicle charging.  Long-term planning and investment 
from BC Hydro are required to ensure that electric capacity does not limit housing 
growth or the decarbonization of residential buildings, or both.   

 
Health Facilities  
• Surrey’s healthcare facilities and services are insufficient to meet the current and 

future needs of the population.  Examples of the inequity in service levels in Surrey as 
compared to Vancouver and elsewhere in the province include:    

o Despite having a population of similar size to the City of Vancouver, Surrey has 
671 hospital beds compared to Vancouver’s 2,572. 

o 59 family doctors serve every 100,000 Surrey residents, barely half the 
provincial average and less than half of Vancouver’s 136. 

o Surrey children are treated in 16 pediatric beds while Vancouver has 252. 
o Surrey has 84 mental health and addictions beds compared to 377 in 

Vancouver. 
o Emergency physicians in Surrey spend 16 minutes per patient—Vancouver 

patients receive nearly three times that care. 

 
 
 


