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The Original Fleetwood 2028 Plan
Future Rapid Transit & Development – What does that look like?
The Fleetwood Business Improvement Association (FBIA) hosted a forum on March 13, 2018, with key area
stakeholders to discuss the future of Fleetwood as a place to work, live and play, and the proposed Fleetwood
Town Centre Plan (FTCP) and the future of Phase 2 LRT along Fraser Highway.
The forum included representatives from the Fleetwood Community Association (FCA) and the City of Surrey’s
Economic Development and LRT departments Also in attendance was MLA Jagrup Brar’s office, MP Ken Hardie,
residents of Fleetwood, members of the Fleetwood BIA Board of Directors and a number of local business
owners and managers.
Attendees learned the history of the Fleetwood Town Centre Plan (FTCP), which is the area centralized at
Fraser Highway and 160th, and moves south to Francis Park (80th), east to the 84th turn off and 168th, west to
the eastern border of the large Mobile home park (Venture Way) and north to about 88th. The original FTCP
was approved in 2000, with no densities but height restrictions to 4 levels.
In 2014, Council asked staff to re-look at the plan and present council with an updated version which included
the adoption of a new OCP with more specific density in core areas and officially identifies Fraser Highway as a
rapid transit corridor with LRT the preferred mode of transportation along the line.
In July 2016 the updated FTCP was presented to council to seek Stage 1 approval, with stage 2 to follow in the
fall of 2016 but the project was stalled pending the funding approval for Phase 2 LRT.
An Engineer with Surrey LRT gave an update about Phase 2 LRT and the funding and he fielded a number of
questions regarding LRT vs Skytrain and about time lines, traffic, stations, congestion and construction.
The group then participated in a visioning exercise designed to provide feedback about the thoughts and
perceptions of Fleetwood as a community, as a town centre, and how to make it its own unique neighborhood.
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Participants were asked specific questions like “What is Fleetwood to You?” and “What would you like to see
in Fleetwood, whether it be shopping, events or placemaking?”.
The group brainstormed ideas on how to make Fleetwood an “attractive and plentiful stop” for residents and
commuters in the years ahead and also how to connect the “Fleetwood Business District” which encompasses
all the businesses along Fraser Highway starting at 152nd all the way east to 168th .
The FCA supported uniting the west businesses with the Fleetwood Town Centre and further east to create a
true “Fleetwood Business District”. They recognized that the town areas are divided by a large residential area
and proposed that all residential development along Fraser Highway include a mixed use base where boutique
style retail businesses occupy the first floor and that there is an expanded “buffer” zone between the building
and Fraser Highway with a large pedestrian pathways and lots of greenspace and trees.
Since 2012, residential and commercial development applications needed to adhere to strict building
guidelines to ensure the future integrity of Fleetwood. These guidelines, as outlined in the FTCP were made on
the premise that at-grade rapid transit was coming to the community as a transportation asset. Other
guidelines included that mixed use retail with residential above and medium density, low rise for residential
developments on or near the main arteries not exceed six (6) floors.
For almost a decade, developments that have been built or are being built have all used at-grade rapid transit
as a selling feature adding that there will be three (3) initial stations / stops in Fleetwood (152nd / 160th /
166th) initial construction but had the flexibility to add stops as more development occurred in both the 156th
and 168th areas of Fraser Highway.
In 2018, the new City of Surrey Mayor and Council voted to stop the Phase 1 SNG (Surrey/Newton/Guildford)
LRT project and move forward with an elevated SkyTrain from Surrey Centre, down Fraser Highway to
Fleetwood and eventually Langley.
Original LRT Plan 2017 - first phase stops/stations
Because of this change, the
(green) and potential stops at 148, 156. During initial
planning department has
consultation Surrey LRT was asked about a stop east
been instructed to do a
of 168. To which the response was “possible”.
refresh of the corridor
which could include
creating two (2) town
centres in Fleetwood and
higher densities than
originally planned.
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The Fleetwood Business Improvement Association (BIA)
The Fleetwood Business Improvement Association (FBIA) represents businesses along the Fraser Highway
corridor from 152 Street to 164 Street.
It involves local business and property owners, who pay an annual levy, which is re-invested into initiatives
that create a safe, robust, liveable environment for business and their customers and drive and increase
customer activity throughout the Fleetwood Business District.
Currently, the Fleetwood BIA represents about 120 property owners and about 354 businesses representing
retail, food service, health and wellness, personal services, light commercial and auto sales and service.
The area has four (4) large anchor businesses in the western portion of the area (Safeway, Sav-On, Surrey
Honda, Terry’s No Frills) and a number of new, established small businesses including Applewood KIA, Basant
Motors, Fresh Street Market, Boston Pizza and a number of financial institutions.

Our Mandate is to:
 Create a strong and unique brand for the Fleetwood Business District
 Implement Area Enhancement Programs and Grants
 Deliver Safety and Security Initiatives & FSCC Grants
 Promote & Participate in Community Events
 Advocate for needed public amenities and physical improvements, while providing input on municipal
policies and regulations and proposed development applications in and around the Fleetwood
business district.
Fleetwood 2028
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About the BIA’s Business Members
Each year we inventory and track all property
owners and member businesses to update
their key contacts as well as track new business
openings, business closures and commercial
and retail vacancies.
In 2019, there were 354 businesses in the BIA
catchment area with 20 businesses just on the
outer perimeter and about 300 home based
businesses in the immediate area. Fortis BC’s
Operations office is outside the BIA catchment
at Fraser Highway and 168th, and is Fleetwood’s largest employer with about 800 jobs.
There are a number of large organizations in the BIA catchment or just on the outskirts that provide good
paying jobs whose employees come from around the region. They include three (3) non-profits, three (6)
Government funded offices, Surrey Fire Hall #6 and a number of care homes for seniors and peoples with
disabilities or other health issues.
Milieu Family Services offers respite and support for adults with disabilities and through their hard work, 18 of
those members are currently employed in Fleetwood businesses. The Fleetwood Community Centre, Schools
and Surrey Sport & Leisure are other large employer included in the area and together, these organizations
employee over 600 people.
Fleetwood is quite self-sufficient in terms of giving residents access and options to grocery stores, financial
services, quick serve restaurants, health and wellness services and auto sales and repair businesses.
In our initial Fleetwood 2028 survey, residents were quite satisfied with the grocery and dining options but the
main concerns were a lack of sit down family or franchised type restaurants (Red Robin, ABC Country), clothing
and shoe retailers and home furnishings, though JYSK and Rona are in Fleetwood but not in the current BIA
catchment.
While we expect there to be new commercial developments, only two (2) properties have opened with
tenants in 2019. The first is a new two storey, commercial complex, north of Fraser Highway on the west side
of 160th, and was completed in late 2018 and host eight (8) new businesses. The second is a mixed use, four
storey building with residential and ground level retail, on the east side of 160th just south of Fraser Highway
that is open but has only one tenant and one vacancy.
Since 2018, there have been seven (7) business closures, most notably the ABC Restaurant, Marini Italian Fine
Foods, Champers Hair Salon, Blooms Flowers, Clancy’s Meats and the long standing and very popular Two EE’s
Market which closed its doors on October 31, 2018. There are currently nine (9) vacant retail spaces in the BIA
which includes some of the closed businesses referenced above.
There were two (2) significant arson fires in 2019 which destroyed Fountain Tire and Speedy Auto Glass and,
Jak’s Beer and Wine Store and Jack’s Public House. All but the Public House are slated to re-build.
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History of Fleetwood and Fraser Highway
B.C.’s Oldest Commuter Corridor
Thousands of years before the European
settlers arrived in Canada, the Kwantlen,
Semiahmoo and Katzie fished, hunted and
gathered along what is now known as the
Fraser, Serpentine and Nicomekl Rivers and
in the Great Green Forest which is present
day Fleetwood.
Golden Ears to the north and Mount Baker,
or “Sacred Mountain” has forever been icons in the distant sky, acting as a compass point for all Coast Salish
peoples and were important directional beacon for First Nations and, in the 1800’s, European settlers as they
moved down what is now Fraser Highway to settlements west and east.
After the Yale Wagon Road (officially the Grand Trunk Road, now Old Yale Road) opened in the late 19th
century, farming, logging and fishing became the primary industries of new settlers from New Westminster
and Vancouver.
In 1907, Edith and James Francis settled near present-day 160 Street and Fraser Highway. Over the next
decade, several of Edith's family — whose birth name was Fleetwood — joined them. In August 1915, Edith’s
brother, Arthur Thomas Fleetwood (also known as Tom Fleetwood) joined the 46th Battalion of the Canadian
Expeditionary Forces, and he was sent to France to fight in World War I. He died as a result of battle wounds
on 8 September 1917.
Edith applied to the provincial government for a charter to name her community after her brother. In 1923,
local residents formed the Fleetwood Community Association (FCA), with Edith as one of the founding
members. These Fleetwood “stewards” advocated for schools, a community centre, parks and recreation
services and would create the Fleetwood Festival in 1998. The Fleetwood Community Hall was built in the
1930s, and is currently located across from the Fleetwood Community Centre, which opened in 1995.
In the early days, Fleetwood, once the Great Green Forest, was a community situated along the Old Yale
Wagon Road, and was a major east / west trade route from Fort Langley to the waterfront across from New
Westminster.
With the opening of the Patullo Bridge, the new route
to Fort Langley was renamed the Trans-Canada
Highway and residents and businesses populated the
corridor to be close enough to access new , exciting job
opportunities past New Westminster and into
Vancouver and new businesses were created to offer
products and services, like gas and food, to travellers
and traders.
Fleetwood 2028
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During the Great Depression period, population of Fleetwood increased due to people seeking less-costly
properties and because it was strategically located between New Westminster and the Vancouver to the west
and Langley and other communities to the east.
In the 1960’s the new Port Mann Bridge opened and a “new” Trans-Canada Highway shifted the major east /
west transportation corridor north, taking the movement of goods and travellers away from Fleetwood.
Fleetwood would become a bedroom community to the growing communities over the bridges and locally to
Guilford and Surrey Central but it maintained its pride and independence as a safe, distinct liveable
community.
In 2000, the City of Surrey started the urban planning process which included developing a town centre plan
for each of the six distinct neighborhoods in Surrey. Historic Cloverdale, Newton, Guilford, Whalley, City Centre
and Fleetwood were each given a framework for developing the community and its assets.
As residential development grew and more immigrants moved to the area, new, culturally diverse businesses,
including car dealerships, personal services and a number of ethnic restaurants, opened to support the
residents.
In 2014, the FCA petitioned for, and was successful in, launching a Business Improvement Association (BIA) for
Fleetwood with a mandate to support the local businesses by investing in initiatives that promote safety,
security, area beautification and most importantly, economic growth and stability.
In that same year, the City of Surrey asked City planners to review the 2000 Fleetwood Town Centre Plan and
to recommend updates or changes to the plan. In 2016, phase 1 of the plan was updated and the draft
approved but was put on hold pending the funding approval of the proposed Light Rail Transit down Fraser
Highway through Fleetwood.
In 2018, the new City of Surrey Mayor and Council voted to stop the phase 1 SNG (Surrey/Newton/Guildford)
LRT project and move forward with an elevated SkyTrain from Surrey Centre, down Fraser Highway to
Fleetwood and eventually Langley. Because of this change, the planning department has been instructed to do
a refresh of the corridor which could include creating two (2) town centres in Fleetwood and higher densities
than originally planned.
Fleetwood
In addition to the Fleetwood
Community Centre,
recreational facilities include
the Surrey Sport and Leisure
Complex, with ice rinks and an
aquatic centre, and Fleetwood
Park, which offers a variety of
activities including walking
trails, gardens and playing
fields.
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History of First Nations Viewscapes and the Mountains
Historical Significance of Mountains
The Coast Salish people consider mountains to be sacred.
Salmon were and still are of great importance, and
“mountains feed the rivers that feed the salmon that
feed the world”. This complex relationship between
mountains, rivers, salmon and life is sacred, and arguably
of much greater importance than any modern meaning
we have imparted.
Historically, thousands of First Nations travelled up the
Fraser River, each summer, to the region between the
contemporary town of Yale and Sawmill Creek (seven
kilometers upriver from Yale) to participate in what was
one of indigenous North America’s largest trade centres.
The lower Fraser Canyon provided ideal climactic and biological circumstances for catching and wind-drying
migrating salmon. For this reason people from as far away as Vancouver Island and Puget Sound travelled to
the canyon with trade goods to exchange for canyon-dried salmon.
Getting to the canyon required an intimate knowledge of the Fraser River, its inhabitants, and regional
resources. To acquire this knowledge, people familiarized themselves with regional landmarks, the most
important were mountains. Travelling up and down the Fraser River provided unparalleled opportunities for
seeing the mountains, and people learned their names, and the stories associated with them.
To First Nations peoples, the mountains are more than simple geographic markers. They continue to be
understood as either transformed ancestors with living spirits within them, or locations associated with
important community-forging events.
Katzie First Nation circa 1930s
“The Lord Above looked down and saw how they
crowded upon the land, and one summer, after the
Indians had dried their salmon, He sent the rain. It
rained and rained without ceasing until the rivers
overflowed their banks, the plains flooded and the
people fled for shelter to the mountains, where they
anchored their canoes to the summits with long
ropes of twisted cedar-boughs. Still it rained until
every mountain-top was covered except Mount
Golden-Ears, on which the Indians of the lower
Fraser had taken refuge.”

Being able to see the mountains of the region was essential to knowing whose tribal area one was entering
and whether those people were friendly or not.
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Iconic Mount Baker
Mount Baker is the third-highest mountain in Washington State and the fifth-highest in the Cascade Range and
is visible from much of Greater Victoria and Greater Vancouver in British Columbia, and to the south, from
Seattle in Washington. Beyond its natural beauty, First Nations peoples value it for “skalalitude” - a sacred
state of mind engendered here. For Fleetwood and other communities in the South Fraser region, it is the
most dominant feature of our landscape.
Coast Salish peoples used mountains, in particular, Mount Baker, as geographic markers and because it was so
large and so far away, it was considered sacred. When traveling through what is present day Fleetwood along
Fraser Highway, the snow-capped icon tranquilly sits on the horizon and appears to be watching over her
peoples like a mother over her children.
In 1790, Manuel Quimper of the Spanish Navy set sail from Nootka, a temporary settlement on Vancouver
Island, with orders to explore the newly discovered Strait of Juan de Fuca. Accompanying Quimper was firstpilot Gonzalo Lopez de Haro, who drew detailed charts during the six-week expedition. Although Quimper's
journal of the voyage does not refer to the mountain, one of Haro's manuscript charts includes a sketch of
Mount Baker.
A year later, British explorer George Vancouver left England a year later and his crew reached the Pacific
Northwest coast in 1792. While anchored in Dungeness Bay on the south shore of the Strait of Juan de Fuca,
Joseph Baker made an observation of Mount Baker, which Vancouver recorded in his journal;
“A very high conspicuous craggy mountain ... presented itself, towering above the clouds: as low down as they
allowed it to be visible it was covered with snow; and south of it, was a long ridge of very rugged snowy
mountains, much less elevated, which seemed to stretch to a considerable distance… “.
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Obstructing Mount Baker
Mount Baker’s importance to Fleetwood cannot be understated. For residents and people who travel east
through the region, its view is considered invaluable and has been untarnished for thousands of years.
In the first incarnation of the Fleetwood 2028 plan in 2018, 82% of Fleetwood residents – including
commuters, seniors and youth stated that the view of Mount Baker was Fleetwood’s biggest asset.

Businesses and residents are
very concerned that SkyTrain
down the centre of Fraser
Highway could block the iconic
view of Mount Baker.

“I remember riding with my
father on the tractor on Old
Yale Road and looking to the
mountain on a sunny day and
thinking how majestic it is…
made me always feel like I was
close to home”
Elsie L
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City of Surrey - Fleetwood Town Centre Planning
Background Information
The original Fleetwood Town Centre Plan was approved in 2000. It established the vision of a mixed use town
centre, focused on the intersection of 160th Street and Fraser Highway. At the time, the Plan did not envision
rapid transit along Fraser Highway.
In 2010 a representative of the Fleetwood Community Association prepared a delegation to Council requesting
a review of the plan and its implementation. In response the City retained a consultant to work with the
Fleetwood Community Association to consult with stakeholders in the area and develop an Action Strategy for
Fleetwood Town Centre.
In February, 2014, Council endorsed Corporate Report R035 and directed staff to proceed with an update to
the land use plan for Fleetwood Town Centre. Following Council authorization to proceed, staff began
preliminary planning and analysis of the area and made preparations for community engagement.
In July, 2016, following a public consultation process, Council endorsed Corporate Report R187 which
approved an updated Stage 1 land use plan and directed staff to undertake the Stage 2 planning process.
On November 5, 2018 Council passed Resolution R18-2088 which directed staff to immediately start working
on a Fraser Highway SkyTrain extension. The following month the Mayors’ Council on Regional Transportation
(the “Mayors’ Council”) endorsed the project. This formalized an extension of the Expo Line SkyTrain to
Fleetwood Town Centre.
On April 1, 2019, Council endorsed Corporate Report R059 which authorized staff to commence the Fraser
Highway SkyTrain Corridor Planning Areas review, including all preliminary planning and background studies.
In late 2018 Council directed staff to immediately start working on a Fraser Highway SkyTrain extension. This
was later supported by the regional Mayors’ Council which formalized the project. This change in transit
technology, from LRT to SkyTrain, is cause for further review of the Stage 1 land use plan.
On April 1, 2019, Council endorsed Corporate Report R059 which directed staff to begin a planning review of
the corridor. This includes a formal review of the Stage 1 Fleetwood Town Centre Plan. We are now underway
with a series of background studies and a review of the existing plan boundaries.
Surrey is one of the fastest growing and most diverse communities in Canada, adding close to 12,000 residents
annually since 2011. Surrey’s population is projected to reach close to 650,000 by 2026 and 738,000 by 2036 –
a growth rate of more than 2% annually over the next 20 years.
Surrey will be BC’s largest city within a decade.
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Fleetwood Town Centre Planning 2019
160th and Fraser Highway Area Plan
The plan area is centred on
Fraser Highway at 160th
Street and runs from the 88
Avenue and Fraser Highway
intersection in the west and
the 168 Street and Fraser
Highway intersection in the
east. The plan is bounded by
88 Avenue in the north and
80 Avenue in the south. In
total the plan area
encompasses approximately
400 hectares (997 acres).

152nd Street and Fraser Highway Area Plan
The proposed NEW plan or West Fleetwood plan area is centred on Fraser Highway at 152nd Street and is still
in development.

West Fleetwood
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Planning for Fleetwood 2028
With the plan to increase densities along Fraser Highway and around the proposed SkyTrain stations the
Fleetwood BIA and the Fleetwood Community Association have raised concerns about shifting away from the
previous town centre plan, which had density to four (4) levels with mixed use along Fraser Highway and on
the main arterial routes of 152 Street and 160th Street, to a more dense plan that could include apartments
and buildings from six (6) to 36 stories.
The goal of this study was to look at all the areas that could be impacted and to find ways to mitigate these
impacts prior to any and all changes to the town centre plan and SkyTrain plans final approval. The following
sections outlines, in detail, Fleetwood and the concerns raised during the survey period by residents, property
owners, business managers, employers, seniors and youth.
It is important to note that Fleetwood is in the catchment area of the neighborhood of Guildford for shopping,
school and policing. Located north east, less than two (2) kilometers north of Fraser Highway on 152th,
Guildford host’s Surrey’s largest indoor retail footprint with a recreation centre and a transit hub connecting
two (2) main commuter corridors (152nd / 104th) that intersect in the town centre.
Guildford is also in close proximity to Surrey City Centre and has east access to the #1 Freeway, both east and
west making it an important shopping and job creation community. With a new town centre plan, Guildford
will rival Metro Town in the next decade, creating a shopping and residential mecca for the region.
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Increased Density Along the Corridor
Surrey is the second largest city in BC with a 2016 population of 518,000 residents and has the largest
developable land base in the Lower Mainland. Surrey has six (6) unique and distinct town centres with
Fleetwood being the smallest in population - 62,000 and lowest future population growth.
Considered a bedroom community for decades, Fleetwood has a self-sustained economy with 49% of its
residents working within 30 minutes of their homes. About 15% currently use public transit with most trips
ending in other parts of Surrey, including Surrey Memorial Hospital, City Centre and Guildford.
Less than 16% of Fleetwood residents commute more than 60 minutes to work and those commuters include
trades persons, who travel to locations around the entire Greater Vancouver area, and workers who commute
to well-paying jobs in Burnaby, Vancouver, New Westminster, Richmond and east, up the Fraser Valley to
Abbotsford and Chilliwack.
Under the proposed Surrey Langley SkyTrain (SLS) plan, density along major transit corridors is the key to
achieving the best results for business cost ratio. This means Transit Oriented Development (TOD) or high
density development in areas with 800 metres of a SkyTrain station. Currently, the Business Plan has states
that there will be eight (8) stations on the corridor with more than 80,000 people living within the 800 metre
range.
Fleetwood is slated to have three (3) SkyTrain stations, including a terminus or “last stop” station near or at
the Surrey Sports and Leisure Centre at 166th and Fraser Highway. Currently, there is no funding in place to
continue the SLS across the ALR, through Clayton and into Langley.
Under the original land use and town centre draft plans, density was explored based on the arrival of an at
grade light rail system with easy hop on and hop off access. This included mixed use residential on the upper
stories with commercial / retail on the main floor, with developments going from four (4) to six (6) stories as
seen in this graphic from the 2020 TransLink Business Plan to the Mayor’s Council.
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New proposed applications (in red), on some of Fleetwood largest footprints could see 2000 new units built
noting that proposal 4 has a second phase of its plan which doubles the units from 600 to 1200. Proposal 3 is
unique to Fleetwood because the applicant is asking for mixed use residential / commercial but their proposal
includes apartment towers with heights exceeding 20 stories.
Though not approved by City Council, this drastically changes the look and brand of Fleetwood’s “Village” feel,
putting high rises beside town houses and single family dwellings. Development is expected along the corridor,
specifically around the north and south west corner of 152 and Fraser Highway, 88th and Fraser and around the
intersection 84th and Fraser Highway west to 160th.

With the proposed Surrey Langley SkyTrain these types of developments with changes to much higher
densities dramatically changes Fleetwood and the amenities that the community needs – community centre,
parks, sports field, road ways, schools, public safety, businesses and jobs – will all be affected
With Fleetwood’s entire population currently 68,000, and less than 10,000 people currently residing within the
800 metre SkyTrain station boundary, Fleetwood’s three (3) stations and the land between, could see a
population increase that exceeds 30,000 new residents.
The four (4) proposed developments noted above represent an estimated 6000+ new residents. (Estimating
that 2 to 3 residents per household). With that, Fleetwood would need to see an additional 7,000 units built
near these stations to justify the business cost ratio per the business the plan.
Within these current developments, only one (Proposal 3) has equitable space for commercial / retail usage.
Artist renderings, viewed by the author, and as stated, not approved by City Council, shows a number of street
level spaces being used in a number of different capacities.
As shown in the 2019 Market Study, the Fleetwood BIA has identified between 80 and 100 small businesses
that will be affected by development, with most having to move or close. Having rental or strata property
inventory for these businesses to laterally move will be vital to their ongoing success and will keep hundreds of
jobs in the community.
Fleetwood 2028
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Businesses & Employment
85% of the 354 businesses are supported by the local community with most customers living or working within
a 3KM radius of the businesses they shop loyally at in Fleetwood. Fleetwood does not have a true anchor
destination business or big box store like a Costco or Wal-Mart but does have a number of businesses that do
attract customers from around Surrey and in some cases, the region.
In the Fleetwood BIA catchment, Fresh St Market and the four (4) large branded auto dealerships (Surrey
Honda, Basant Motors, Applewood KIA and Applewood Nissan) draw customers from around the entire region.
Auto / truck sales and repair services are a major part of Fleetwood’s economy. Home based businesses also
thrive in Fleetwood. Just outside the BIA catchment, RONA and JYSK, locate on Fraser Highway and 168th
would be considered the closest to a big box retailer in Fleetwood.
The largest employer in Fleetwood is the
Fortis BC Operations office and yard which
has over 800 jobs.
The four (4) grocery store chains Safeway, Save On Foods, Terry’s No Frills
and Fresh St Market and RONA employ
over 100 full and part time positions at
each location and rely on customers who
live and work locally but also serve
commuters in both the Fraser Highway
and 152 Street corridors.
Service businesses make up almost half
(49%) of all businesses in Fleetwood and is
home to all the main banking / credit union store fronts and over 60 quick serve (fast food) restaurants and
coffee shops, including all the national brands like Tim Horton’s, Starbucks and McDonalds. Currently, Ricky’s
All Day Restaurant, De Dutch and Boston Pizza are the only branded sit down food service businesses with
Denny’s opening in 2020.
In 2019, nine (9) businesses closed in Fleetwood including Ambassador Auto Repairs (renovations), Virgin
Mobile and Clancy's Meat. Break Water Marine and Ilta Grain are closed amidst legal challenges. Jack's Public
House and Jak's Beer & Wine Store (April) and Fountain Tire and Speedy Auto Glass (May) were destroyed in
unlinked arson fires. Sixty (60) people lost their jobs.
Applications for both sites to rebuild have been bottle necked at the City level. The Fleetwood BIA has raised
concerns about the amount of time this process has taken and is concerned the businesses will not be able to
open in a timely manner and that these jobs could be lost.
The very popular Two EE’s Market was a long time staple in the community and drew customers from all over
the region. It unfortunately closed its doors, after more than 60 years, in 2018.
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There are a number of organizations in the
BIA catchment or just on the outskirts that
provide good paying jobs whose employees
come from around the region. They include
three (3) non-profits, three (3) Government
funded offices, Surrey Fire Hall #6 and a
number of care homes for seniors and
peoples with disabilities or other health
issues.
Fleetwood also hosts a hotel (Comfort Inn &
Suites), Community Centre, Surrey Sport &
Leisure, two (2) heritage buildings and eight
(8) primary schools and three (3) high schools.

Concerns & Opportunity
The Fleetwood BIA does accept that density equals more residents, and will have an impact on local businesses
because more residents means more customers, which could mean increased revenues. There could also be an
opportunity to attract businesses that could complement the small business inventory already in Fleetwood.
During the market study, business owners and their employees and customers raised concerns about density
having impacts on roadways and parking. A number of participants added that any large scale development,
whether it be transportation infrastructure or commercial and residential construction, will create congestion
along the main corridors and this can negatively impact businesses.
Participants in the study also believe that increased density brings other challenges to the community, like the
concern that most schools are near or over capacity and that first responders (Police, Paramedics & Fire) might
not have the staff and resources to ensure the safety of the residents and businesses in the area.
The next section details the concerns of the Fleetwood BIA members and provides examples of how other
communities are dealing with transportation and growth.

Getting Around or Through Fleetwood - Road Ways
Fleetwood has two major commuter routes – Fraser Highway connecting Langley Cloverdale and Clayton to
Surrey City Centre – and 152 Street connecting White Rock, South Surrey, Panorama, Fleetwood and Guildford.
88th Avenue is an arterial route that connects north Langley, Port Kells, Willoughby, Walnut Grove commuters
through Fleetwood to areas west like Newton, Surrey City Centre, North Delta and the Scott Road area.
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80th Avenue and 84th Avenue also connect Langley and Clayton to Fleetwood and both are single lane roads
that go directly through ALR land, wet lands and the flood plain. Currently 80th Avenue does not connect to
152nd but new development at Eagle Quest Golf Course show that the road will in fact connect to 152nd making
it a southern arterial route from Langley through Fleetwood.
160th and 156th Streets are also well travelled north / south connectors and these single lane roads service low
density residential housing, churches, seniors housing and schools and are heavily used by commuters in the
morning and afternoon rush hours. The intersection of 160th and Fraser Highway is considered Fleetwood’s
town centre. 168th Street, also north / south route, is used as a commuter route from Cloverdale in the south
and will service Tynnehead, as development happens in the north.
Outside of Fraser Highway and 152 Street, most of the main access roads discussed previously are single lane,
most do not have sidewalks, dedicated bike lanes and on street parking for residents. In most cases, setbacks
for road widening and sidewalks are already in place. On the all east west routes and 168th Street, the roads
travel through the ALR.
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Congestion - Roadways & Intersections
The Fleetwood BIA and the Fleetwood Community Association have raised concerns about three (3) of these
routes. Yellow Circle denotes the intersections of concern while Red Rectangle is the parking areas that have
been identified by the study’s respondents.

1) As seen in the yellow circle, 88thAvenue is an arterial route through Fleetwood and is well traveled as
an east west connector. From the intersection of Fraser Highway and 88th Avenue heading east, the
road narrows to single lane at 156th creating a bottle neck. During construction in this section, this
area, which already has heavy volume daily, will have traffic re-routed down Fraser Highway and/or
156th Street which will add congestion to these roads.

88th Ave
Proposed Skytrain
Station

84th Ave

2) Also in the yellow circle, 84th Avenue presents a concern as it does not directly connect to itself as it
crosses Fraser Highway. To the east of Fraser Highway, 84th Avenue has a two way stop and a right
turn onto Fraser Highway. Drivers who want to continue on 84th Avenue heading east are forced to
quickly merge left to a left turn lane 30 metres up Fraser Highway. Drivers heading east on 84th Avenue
must turn right at the intersection at Fraser Highway then quickly merge 30 metres south of the
intersection to get back on 84th Avenue.
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3) 168th Street is unique and a concern. As a north south roadway, it is single lane and we expect it to
become a heavily utilized commuter road as it connects Cloverdale to the proposed terminus station
at 166th and the Sports and Leisure Complex. To the north, by the Fortis BC entrance there is a three
way intersection with a signal light less than 20 metres from Fraser Highway. 80th Avenue is expected
to be a main connector from neighborhoods in Langley to the proposed terminus station. To the
south, 80th Avenue connects to 168th Street via a roundabout.

Proposed
Skytrain Station

80th Ave

Congestion –Parking
During the Market Study, numerous business
owners and managers expressed real concern
about commuters parking in businesses parking
lots and on residential streets around the proposed
SkyTrain locations during and after construction,
and once the proposed SkyTrain line is fully
operational. In areas where transit oriented
developments and major rapid transit
infrastructure are being constructed a higher than
normal level of commuters, who are looking to
access the rapid transit lines use residential side
streets and existing retail complexes, within 200
metres of these stations or bus loops, to park their
vehicles.
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Less than 50 metres from the main bus loop in
Maple Ridge core, commuter’s park in an alley
behind businesses from 6am to 6pm causing
concerns for pedestrians and first responders.
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On street parking, beside businesses, less than 50 metres east from bus loop in
Maple Ridge. Transit oriented developments, (see below) with three large 4 story
complexes in construction totalling 140 residential units and 24 businesses.

In Maple Ridge, mixed use developments around the Haney Place bus loop has commuters parking unsafely in
alleys, parking on side streets and in existing retail and commercial business parking lots, only to return to
tickets and fines because of a lack of commuter
parking spaces.
In some cases, City Halls were forced to add
metered or pay parking or even limited “timed”
parking at or near these stations as a deterrent
for commuters to park in these areas.
Unfortunately, both of these options become
real deterrents for the customers of the local
businesses who are now forced to pay for
parking or limit their time to shop local. In the
shopping areas of 160th and Fraser Highway,
parking for customers is already limited, with
one property owner actually adding pay parking
for the parking stalls directly outside and around
their building.
With a new development, which includes an ethnic supermarket, next to this property, customers of both
businesses are struggling to find parking in their respective lots and along 160thstreet.
Currently, the parallel parking on 160th street is limited to one area on the north west side of 160th street with
new businesses, including a grocery store, recently opened. Angled parking could increase the parking stalls
but with 160th being a major corridor, with a bike lane, this type of parking could create issues for traffic and
cyclists.
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Parking Spaces – Electric Vehicle Charging
There is a major trend, at all levels of
government, to invest in electric vehicle
(EV) charging infrastructure as a part of
each level of government’s commitment to
reduce emissions and combat climate
change.
EV’s should include automobiles, bikes and,
as we have seen in places like San Francisco,
electric scooters.
There is currently a dual port charging
station located at Surrey Sport and Leisure
Centre.

Current charging stations in
Surrey (COSMOS) – Blue Icons
Only 1 Station in Fleetwood

The City has applied for Provincial & Federal
funding to expand the number of EV
charging stations in the City, and one
application includes new stations at two
locations in Fleetwood (new station at
Fleetwood Community Centre and an
expansion at Surrey Sport & Leisure).
New developments, both commercial and
residential, should include major
investments in charging infrastructure.
The Electric Vehicle Strategy the City of Surrey is developing will help guide future investments in the public
charging network. The Fleetwood BIA wants to ensure that all new developments have EV charging stations
and that the City works with current shopping districts to retrofit some spaces to offer EV charging stations by
2025.

Community – Policing, Fire & Schools
A large portion of the Fleetwood’s business owners, managers and staff are residents of Fleetwood. Their
children attend schools in Fleetwood, study at the library and participate in sports at the Sports & Leisure
Centre. 85% of these businesses rely heavily on their customers, who reside or work within 1 to 2 KM of their
businesses.
With increased densities of more than 10,000 units and 30,000 people associated with rapid transit
infrastructure, the business owners, manager and staff that reside in Fleetwood have raised four (4) concerns
to both the Fleetwood Community Association and the BIA, not including the future costs of both Policing and
Fire department personnel growth (staff) to match the growth of the community.

Fleetwood 2028

Page 23

The following are direct quotes from BIA members that came from the BIA open house in 2019.
1) “Most of our elementary schools are close to or over capacity. Where are the new residents going to
send their children to school?” (See attached Fleetwood Schools graphic)
The BIA acknowledges that elementary schools are not a BIA mandate but these are legitimate concerns raised
by the BIA members who reside in Fleetwood.
2) “With SkyTrain coming to, and stopping in Fleetwood, I guess that means crime will be pushed down
the Fraser Highway to Fleetwood. Will we (Fleetwood) get a police station and will we have the
officers to patrol the area which currently has a significantly lower crime rate than other Surrey
communities?”
The BIA has expressed to the City and to our RCMP District 2 Staff Sergeant that we would like to see a
community policing station in place prior to SkyTrain being operational. This could be a phased process where
the RCMP could share space with the Fleetwood BIA and then move to its own space. The BIA is in the process
of meeting with District 1 RCMP and Transit Police to discuss initiatives and programs that the BIA could invest
in and implement prior to the SkyTrain line being operational.
3) Do we (Fleetwood) have enough fire fighters and other first responders in place to handle increases in
population and traffic in Fleetwood?
The Fleetwood BIA has had brief discussions with Station 6 Fire Hall members and there are some concerns
with staffing as we move forward as they have recognized that increased density in Fleetwood coupled with
increased commuter traffic, congestion and three (3) new SkyTrain stations, there is an expectation that
incidents will increase and they raise concerns that staffing levels may not meet those needs.
The 2020 City of Surrey Budget states that “A review of Surrey’s Fire Services’ current staffing complement to
serve the City’s demands highlights the known pressures on the system. However, due to the priority in
establishing the SPD (Surrey Police Dept.) and keeping tax increases to minimum, current deployment
strategies will enable new funding request to be delayed for the upcoming year.”
The BIA encourages the Mayor and Council to ensure that these important staffing concerns are met as
Fleetwood grows.
4) My business is within 100 metres of the proposed Skytrain and a station. When construction begins
and throughout the entire build of the guide ways and stations, will there be traffic and congestion
calming, who is responsible and when will we know what happening? A calendar would be great!”
These questions were presented to TransLink in the fall of 2019. The BIA will work with TransLink to provide all
businesses, their staff and customers with a well thought out plan with a calendar with potential date ranges
and marketing support to ensure that business interruption is minimized.
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Planning for Rapid Transit through Fleetwood

TransLink and the Mayor’s Council
South of the Fraser, the mayors identified 104 Avenue, King George Boulevard and Fraser Highway as key
corridors in need of rapid transit to help support municipal development by providing more transportation
choices for those travelling in and around their communities and those commuting within the greater region.
In December 2018, the regional Mayors' Council on Transportation directed TransLink to proceed immediately
with planning and project development for a Surrey Langley SkyTrain Project. In July 2019, the mayors directed
TransLink to proceed with developing a full business case to submit to TransLink's Board of Directors, Mayors'
Council and senior levels of government for approval.
The proposed project would extend the Expo Line 16.5 kilometres on an elevated guideway from King George
Station to Langley City Centre along Fraser Highway. It includes eight stations, three bus exchanges, park and
ride spaces, 55 SkyTrain vehicles, an Operations and Maintenance Centre, and supporting system upgrades.
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Rapid Transit through Fleetwood – Past, Present & Future
In late 2018, at the request of Surrey City Council, the Mayors' Council endorsed a TransLink recommendation
to suspend the Surrey LRT Project and move forward with planning the SkyTrain extension from the end of the
existing Expo Line on King George, down Fraser Highway to Langley.
The Mayors' Council also directed TransLink to refresh the plan for rapid transit on the 104 Avenue and King
George Boulevard corridors, consistent with the 10-Year Vision for 27-kilometres of rapid transit.
In the cancelled transit plan, Fraser Highway was slated to receive B-Line bus service from Langley to Surrey
City Centre to organically grow ridership. Fraser Highway, though busy during peak commuting hours, is mainly
incident free most times of the day, evenings and weekends.
According to TransLink statistics, Fraser Highway ranks #28th in commuter ridership throughout the TransLink
network with King George (#14) and 104th Avenue (15) ranked higher.
Also in the original plan, was the design of a transit network that would connect all of Surrey’s town centres
with over 150 Km of light rail connected to the existing SkyTrain line at Surrey Central.
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Construction Impacts to Business
Planning Ahead – Lessons from the Canada Line Construction
During the Fleetwood BIA’s public consultation open houses, which began in March 2018, a number of
common concerns were raised by the business owners and their staff. The main concern was “how do we
serve our customers if our customers cannot get to our business?”
This is a real concern moving forward and the Fleetwood BIA has heard from numerous small business owners
that they would close or most likely move prior to any construction because of fears around customer and
income loss and the stress that comes with the uncertainty around construction timing.
It is important to note that during the construction of the Canada Line on Cambie Street in Vancouver, dozens
of businesses were displaced, lost customers and revenues, and about half the businesses closed.
NOTE: The Fleetwood BIA recognizes the differences in the Canada Line and the Surrey SkyTrain construction
but dozens of businesses have raised these same types of concerns to the BIA Team since our first
transportation open house early 2018.
The BIA’s goal is to mitigate these concerns by ensuring that the voices of the small businesses are being heard
by the stakeholders and that the lines of communication are open to all parties who are impacted during the
construction phase and as seen in the second article, well into the future.
Below are excerpts from two (2) articles (with links to the full articles), from the CBC dated 2018 and a third
article from the Globe & Mail on noise impacts of SkyTrain along the existing Expo Line.
The first pertains to the impacts Canada Line construction had on the businesses and the lawsuit which
followed, while the second reviews the outcomes that increased densities have had in the area almost a
decade after the Canada Line was operational.
The CBC - September 2018

1st group of Cambie Street business owners win damages in Canada Line construction lawsuit
https://www.cbc.ca/news/canada/british-columbia/cambie-street-businesses-canada-line-lawsuit-1.4812624
Three Vancouver merchants have been awarded thousands of dollars as compensation for disruption to their
businesses during construction of the Canada Line nearly a decade ago.
Leonard Schein, Dale Dubberley and Gary Gautam — who owned the Park Theatre, Thai Away Home
restaurant and the Cambie General Store, respectively — were among dozens involved in a class-action lawsuit
against the builders of the rapid-transit line and TransLink.
They claimed construction of the Canada Line, which lasted more than three years, cost them hundreds of
thousands of dollars in lost business by driving potential customers away.
A B.C. Supreme Court justice awarded each business owner thousands for their losses.
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"What made the construction intolerable ... was the extended time over which access was restricted," wrote
Justice Christopher Grauer.
The ruling will set a precedent that will likely be used to resolve more than 100 remaining claims from
Cambie Village business owners.
Construction of the Canada Line ran from 2005 to 2008, with months of road repair after its completion.
TransLink has been ordered to pay the damages.

Density Impacts to Business
Planning Ahead – Almost a Decade After the Canada Line Opened
The CBC - February 2018

9 years after Canada Line debacle, Cambie businesses still in limbo
https://www.cbc.ca/news/canada/british-columbia/9-years-after-canada-line-debacle-cambie-businessesstill-in-limbo-1.4527349
BIA and urban planners want more protections for small businesses throughout B.C.
The owner of Pronto Caffe opened her business on Cambie Street seven years ago. She envisioned passing on
the quaint Italian dinner and cocktail bar to one of her children. Instead, she has been evicted to make way for
a new owner who is tearing down the one-storey, art deco building to build a dentist office with residences
above.
Many of the small businesses in Cambie Village are housed in one-storey buildings prime for redevelopment.
The entrepreneurs who run businesses inside these buildings say they're at the mercy of landlords who stand
to make millions selling their assets in Vancouver's overheated real estate market.
Urban planners and the local business association say the community risks losing its well-loved, independent
shops and restaurants for cookie-cutter big-box stores.
"These small businesses are a part of what makes living in a city like Vancouver rewarding.. As we lose them,
we lose a sense of identity, a sense of place… we lose a sense of connection."
Critics say small businesses are struggling because of high real estate prices. And they want the province and
the city to enact policies and laws to protect small business
Pronto opened in 2011, shortly after the Canada Line was completed, avoiding the downturn most businesses
in the area experienced when construction blocked traffic for months. But soon after she got started, the City
of Vancouver announced the Cambie corridor would be rezoned for mid-rise buildings.
She has invested about $800,000 in her business over the years. She gutted the former dry cleaners on one
side and the flower shop on the other and redesigned the interior and a small back patio. She also
reworked the plumbing and electricity. Now she won't be able to recoup those costs because she has to close
in one month.
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The Cambie Village BIA says the looming demolition of many buildings in the area makes long-term investment
precarious for many entrepreneurs. But business owners, looking to set roots, don't have many options
because it's difficult to lease a spot anywhere that doesn't risk getting torn down and most leases include a
demolition clause that only gives businesses three months to two years to leave if they are going to be torn
down.
The Cambie Village BIA isn't against redevelopment in the area — but they want to see some protections in
place. "It's a positive impact in the long run. We're going to get great new buildings, we're going to get new
residents above the shops, so it's going to be great," she said. "But we are losing some of the smaller shops as
construction happens, and we're hoping they come back."
The BIA wants to see small frontages better suited to small, independent business — sometimes called
"chicklet" spaces — as part of larger developments.

SkyTrain Noise Impacts
Vancouver residents living near the SkyTrain say the screeching noise is making their lives a misery
The Globe and Mail, October 10, 2019
Vancouver residents who live between the Commercial-Broadway and Nanaimo SkyTrain stations, near the
track, say increasingly disruptive metal-on-metal noise is making their lives a misery.
For the past year or so, residents living near the SkyTrain in various locations have complained about a
screeching noise that is disrupting their lives and is likely the result of an aging infrastructure that needs
upgrading. TransLink is in the process of addressing complaints from those who live along the older Expo and
Millennium lines with a SkyTrain noise study that was done a year ago. It found that the biggest contributor to
noise is the condition of the track, amplified by faster trains. The study says that the accepted noise level for
urban environments used by the World Health Organization is a decibel level of 75. A grinding steel sound
registers at 110 dBA, the study says.
Until it is fixed, realtors say the screech is bad enough that it would likely affect property values, if owners
tried to sell. In the meantime, residents are growing increasingly angry and frustrated as they lose sleep.
Residents don’t have a problem with the usual rumbling of the trains – they say they knew what they were
getting when they bought their homes near the light rapid transit line. But they hadn’t counted on the
rumbling to turn into a maddening prolonged high-pitched screech that can occur for days at a time, every few
minutes from 5:30 a.m. to 1 a.m.
The area is slated for many high-density developments and people wonder how those new residents will
respond to the high-pitch screech.
Another concern is related to the maintenance crews that work sporadically from 10 p.m. to 4 a.m. and talk
loudly, shine bright lights and play music. All residents interviewed for this story say they too can hear the
crews at work in the middle of the night.
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The Fleetwood BIA’s Proactive Consultation Approach
The Fleetwood BIA agrees with the concerns raised in these articles and will work with all stakeholders to
mitigate risks associated with construction, congestion, parking, and any other unforeseen concerns before,
during and after construction.
The BIA will monitor and report back to stakeholders the challenges associated with demo clauses, high leasing
prices, low rental inventory in Fleetwood and we want to assist businesses, who are being forced to move, to
find places in Fleetwood to continue to serve their customers and grow their businesses.
With the plan to increase densities along Fraser Highway and around the proposed SkyTrain stations, and with
major transportation infrastructure construction coming in the next 24 months, the Fleetwood BIA members
want to ensure that moving forward, the consultation process answer these concerns.
1) Create a land use plan that adheres to the values of the Fleetwood business and residential
community and ensure that public amenities have the proper invest to grow as the community grows.
2) Ensure the 160th town centre plan maintains its integrity of a “village” feel with medium density so not
to create long term problems with traffic congestion, parking, street and sidewalk improvements,
rapid transit, vacancies due to cost, and crime.
3) Ensure that all new building codes, for development along Fraser Highway, raise awareness to
developers and architects about building beside a SkyTrain line and the concerns around noise and
vibrations. This could include upgrades in windows or siding improvements, HVAC systems, and any
other new technologies that can be used for the purpose of mitigating noise and vibration.
4) Residential and commercial development are a huge revenue generator for the City of Surrey but with
development applications and business permits taking months, and in some cases over a year, the BIA
encourages the Mayor and Council to ensure that these important staffing (permitting, planning and
by-laws, etc) concerns are acknowledged and that future budgets will reflect that these positions will
be an important part of determining how Fleetwood grows.
5) Create a Pilot program that phases in a community policing station with increased foot and bike
patrols to create a feel of policing presence in Fleetwood’s town centres and shopping areas.
6) Ensure that the City of Surrey’s economic development’s plan includes attracting business and jobs
that complement the area and does not cannibalize the current business inventory.
7) Create a unique Fleetwood “Shopping District” on / near the intersecting of 160th and Fraser Highway.
The BIA will begin to explore this in 2020.
8) During transit infrastructure construction, support businesses through media and marketing, on ways
to get to assist their employees and customers with getting to their businesses to work or shop and
identify how to get there and where to park.
9) Have TransLink provide the Fleetwood BIA and its member businesses, a long term construction
calendar that allows for future planning and implementation of marketing campaigns and initiatives
that will support businesses during this time.
10) Businesses will be facing a significant tax increase in upcoming budgets. We would like to encourage
the City to engage in consultation with the business community to ensure a fair and stable tax base.
11) Support Fleetwood stakeholders in their quest for a large, multi-purpose heritage facility which will
provide a much needed gathering place for Fleetwood residents and businesses.
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