
City of Port Moody Oceanfront District
Request to Amend 

Metro Vancouver 2040: Shaping our Future

1

Metro Vancouver Regional Planning Committee – February 2, 2018



• Background & Context
• Alignment with Regional Goals
• Regional Considerations 

• FTDA compatibility
• Studies    
• Viability of industrial land
• Conversion of adjacent industrial lands 

• City of Port Moody’s Request

Presentation Outline

2



Official Community Plan Vision

The Oceanfront District is envisioned 
as a vibrant medium/high density 
mixed-use area where the water’s 
edge is integral to the experience.

The primary objective is to reconnect 
this part of the city with Port Moody’s 
historic centre - and the rest of Moody 
Centre - with the ocean, by introducing 
a residential presence on the water.
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1996: Liveable Regional Strategic Plan
1998: Waterfront and Area Visioning Study
2000: OCP: Special Study Area (SSA) designation
2010: Port Moody Council removes 3 SSA’s from the OCP
2011: Metro Regional Growth Strategy - City applies to have the 3 SSA’s reinstated 
2013: Metro Regional Growth Strategy Amendment reinstates the 3 SSA’s
2014–2017: Studies and Detailed Planning
2015–2017: Public Engagement 
July 2017: City of Port Moody Public Hearing 
June–July 2017: Unanimous Council decision (1st, 2nd, 3rd Readings) 
September 2017: RGS Amendment request submitted to Metro Board
November 2017: Regional Planning Advisory Committee
February 2, 2018: Regional Planning Committee

Background and Context

Oceanfront 
District:
20 Year 

Community 
Vision
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Oceanfront 
District
(SSA)

Industrial Zoned Lands 

Map Legend

Industrial Zoned Land

Parks and Open Space

Oceanfront District

Marine Loading Facilities

SkyTrain Station

Burrard Thermal/
Ioco Lands

Suncor

22% of Port Moody’s 
developable land is 
zoned for industrial use.

The Oceanfront 
District site 
represents 2.6% 
of the total land 
zoned for 
industrial use. 



Oceanfront District:

• A vibrant, compact, mixed-use 
community with connections to the 
region via SkyTrain and West Coast 
Express.

• Medium to high density residential 
and employment generating uses 
around rapid transit. 

• Estimated population of 7,000 residents 
(42% of population required to meet 
RCS 2041 population capacity 
projections).

Alignment with Regional Goals – Create a Compact Urban Area

Newport Village
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Alignment with Regional Goals – Support a Sustainable Economy

Oceanfront District:

• Will help diversify the economy and 
tax base by allowing a mix of residential, 
commercial and light industrial uses.

• Estimated 1,130 FTE jobs on site (26% 
of jobs required to meet RCS 2041 
employment estimates. 

Rendering of proposed public plaza/commercial area 
at Oceanfront District
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Alignment with Regional Goals – Protect the Environment and 
Respond to Climate Change Impacts

Oceanfront District:

• Reclaims sensitive ecosystem values 
and enhances the natural area along the 
foreshore of Burrard Inlet and Kyle Creek.

• Includes parks, open spaces and new 
trails along the water’s edge connecting 
to Rocky Point Park.

• Integrates climate adaptation strategies 
and sustainability measures throughout 
the landscape and built form.

Shoreline Trail
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Alignment with Regional Goals – Develop Complete Communities

Oceanfront District:

• Includes a variety of housing types 
and tenures, (market residential, 
purpose-built rental), and institutional 
(congregate care).

• A range of employment uses.

• Parks and open spaces.

• Access to rapid transit.

Suter Brook Village
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“… local planning rational that is aligned with the broad Metro 2040 objective 
of supporting the development of complete communities within the urban area.”



Alignment with Regional Goals – Support Sustainable Transportation Choices

Oceanfront District:

• Higher levels of residential and 
employment densities 

• Mix of land uses 

• Accessibility to rapid transit and 
infrastructure to support active modes 
of transportation

• Pedestrian and cycling connections 
to public transit (within 800 metres 
walking distance). Moody Centre Station
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Regional ConsiderationsRegional Considerations

800m Radius

800m Radius from 
Moody Centre Station

Frequent Transit 
Development Area (FTDA)

Oceanfront District

Legend

Moody Centre Station
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Regional Considerations

Studies and Detailed Planning 2014 - 2017

• Sustainability Principles

• Geotechnical Investigations

• Civil Infrastructure Studies

• Commercial Market Analysis

• Market and Rental Multi-Family 
Residential Analysis

• Archaeological Overview

• Public Engagement Report

• Demographic Assessment

• Economic Impact Study

• Transportation Studies and Traffic 
Engineering Study

• Shoreline Biophysical Study 

• Shoreline Environmental Landscape Plans

• Master Planning Concepts 

• Master Landscape Concepts
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Regional Considerations – Not Viable for Industrial Use 

The Oceanfront District is no longer viable for industry or its current use as a sawmill. 
There are many factors that must be considered when determining the viability of 
industrial uses on the site:

• While this is a waterfront site, it is not a 
deep water (e.g. Burrard Thermal, Ioco).

• No direct rail connection.

• Current sawmill can be relocated to another 
more appropriate location within the region 
(no net loss of regional industrial jobs).

• A minimum of 100,000 sq ft of light 
industrial space will be required on the site.

• Poor connections to Translink’s Major 
Road Network.  

• Isolated location with no adjacent 
complementary businesses. 

• Environmentally sensitive area located 
along the west and north shore seriously 
limits water access.  
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Regional Considerations – Conversion of Adjacent Industrial Lands
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VFPA Lands 
(PCT)

Oceanfront 
District

Murray Street 
Mixed Employment



City of Port Moody’s Request

• Port Moody Vision

• Alignment with Regional Goals

• Regional Considerations 

• Request: THAT the MVRD Board initiate the Metro 
2040 minor amendment process and direct staff to 
prepare a bylaw to amend Metro 2040, in response 
to the City of Port Moody’s request, to amend the 
regional land use designation for the Flavelle Mill 
site from Industrial to General Urban and remove 
the Special Study Area overlay for the site.
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FLAVELLE OCEANFRONT DEVELOPMENT
Presentation to Metro Vancouver’s 

Regional Planning Committee – February 2, 2018

SITE

Burrard Inlet

Rocky Point
Park

Gary Pooni, President of Brook 
Pooni Associates on behalf of

N



SITE & PROJECT HISTORY

1998
City of Port Moody drafts the Waterfront & Area Economic Visioning Study 

2000 Flavelle Cedar Sawmill was bought & re-opened by Aspen Planers Group (AP)

Flavelle Cedar Sawmill closed

2003 City of Port Moody updates the Waterfront & Area Economic Visioning Study 

2008 City of Port Moody undertakes an update of the Official Community Plan (OCP) & 
designates the Flavelle site as an area for redevelopment 

2014 City of Port Moody adopts the updated OCP & submits amendment request to Metro 
Vancouver. Metro Vancouver declines request – a “special study area” requires 
additional planning work

June ‘15

June ‘17

Sept ‘17

Public Hearing & Third Reading for the OCP amendment

OCP amendment request received by Metro Vancouver

Special study area – multi-disciplinary technical studies and public engagement undertaken

OCP amendment application submitted for the site

Fall 2014



 Archaeological Overview Assessment –Inlailawatash

 Demographic Assessment –Urban Futures

 Extensive Geotechnical Investigations, Engineering Reports, Site Recommendations

• GeoPacific Consultants Ltd. and Golder & Associates

• Third Party Review performed by Levelton & Associates 

 Civil Infrastructure (Sanitary, Storm & Water) –Opus Dayton Knight and Urban Systems

 Traffic Studies and Traffic Engineering –Bunt & Associates

 Shoreline Biophysical Description –Envirowest

 Shoreline Environmental Landscape Proposal –Envirowest, Perry & Associates

 Sustainability Principles –Envirowest, Perry & Associates, Brook Pooni Associates

 Master Planning Concepts –Wensley Architecture Ltd.

 Master Landscape Concepts –Perry & Associates

 Preliminary Economic Impact Assessment –Urban Futures

 Market and Rental Multi-Family Residential Analysis –Urban Analytics 

 Commercial Market Analysis –Colliers International Consulting

 Public Engagement Report –Brook Pooni Associates

SPECIAL STUDIES & TECHNICAL ASSESSMENTS



PUBLIC ENGAGEMENT SUMMARY

Since April 2015, the Flavelle project team has had over 2,200 conversations
with people through the various engagement opportunities. 

458
comments via the

project website to date

492
canvassing

conversations

118 | 200 | 150
attendees at the three

Open Houses

28
discussions with 

community groups

552
people at kiosk events.

46 / 264
site tours / conversations



METRO 2040 GOALS

Goal 1 – Create a Compact Urban 
Area

Goal 2 – Support a Sustainable 
Economy

Goal 3 – Protect the Environment 
and Respond to Climate Change 
Impacts

Goal 4 – Develop Complete 
Communities

Goal 5 – Support Sustainable 
Transportation Choices

Special Study 
Area Overlay

Metro Van RGS Land Use Map

Special Study 
Area Overlay

City of Port Moody OCP Land Use Map



RGS “Special Study Area”

As per Section 6.10.1 of the RGS

Special Study Areas are identified as areas where “prior to the adoption of the RGS, a 

municipality has expressed an intention to alter the existing land use, and is anticipating 

a future regional land use designation amendment.”

As per Section 6.3.4 of the RGS:

Amending a land use designation within a Special Study Area requires a Type 3 minor 

amendment.

• Affirmative 50% + 1 weighted vote by the Metro Vancouver Board is required

• Regional public hearing is not required



ECONOMIC IMPACT ASSESSMENT

Net increase of 1,130 jobs (FTE) upon completion including:

• 406 FTE office jobs (net increase);

• 322 light industrial jobs;

• 289 retail jobs;

• 75 hotel jobs; and

• 69 jobs in the congregate care facility.



PROXIMITY TO RAPID TRANSIT 

West Coast 

Express Stn



REGIONAL TRANSIT CONNECTIONS



PROPOSED LAND USE CONCEPT



BALANCING PRIORITIES

Transit-Oriented Development Affordability & Employment

Regional Examples

Lonsdale Quay,
North Vancouver

New West Quay,
New Westminster

Fraser Mills, Coquitlam Yaletown, Vancouver



THANK YOU



To: Metro Vancouver Regional Planning Committee

By: Robin Silvester, President and CEO

February 2, 2018

The importance of industrial land





We urge Metro Vancouver to strengthen the approach 
to protecting the region’s trade-enabling industrial land. 
Until that happens, we ask that industrial sites such as 

Flavelle not be converted to other uses. 



Low salaries and high housing costs



Shrinking middle class

Source: www.neighbourhoodchange.ca 



Job creation and industrial land

• 23% of region’s jobs are 
located on industrial land

• 7% of region’s jobs are a 
result of port activity 
(96,000)

• Port jobs pay an average 
of $68,000 a year, 44% 
higher than national 
average



Vacant industrial land

Source: Metro Vancouver 2015 Industrial Lands Inventory



• Since Regional Growth Strategy 
developed in 2010, industrial land 
converted at rate of 188 acres/year

• Every 100 acres of industrial land lost 
results in $1.9 billion in lost economic 
potential

• 22% of remaining industrial land at 
risk of being converted

• Consequences?

Loss of industrial land = loss of economic potential



• Deep water and rail access

• Close to Major Road Network

• One of last remaining 
potential port terminal sites

• High demand for industrial 
use

• Close to existing terminal, PCT 

• Privately owned

Flavelle lumber mill



• Advocate to protect 
industrial land

• Intensify existing operations

• Be more efficient

• Public-private investment in 
gateway infrastructure

• Purchase strategic industrial 
sites, when possible

What can the port authority do?



• Adhere to Regional Growth Strategy

• Use tools within OCP process to 
increase density in existing 
residential areas

• Do not convert industrial land

What can municipalities do?



We urge Metro Vancouver to strengthen the approach 
to protecting the region’s trade-enabling industrial land. 
Until that happens, we ask that industrial sites such as 

Flavelle not be converted to other uses. 



SUBJECT SITE

• Located in Hazelmere Valley of 
South Surrey

• 3 existing properties: 
• 18115 0 Ave (117.2 Ac)
• 18147 0 Ave (5.0 Ac)
• 18253 0 Ave (6.7 Ac)

• 128.9 Acres total
• 72.4 acres within ALR
• 56.5 acres outside ALR
• 19.9 acres existing Golf



PROPOSAL
• 56.5 acres outside ALR

• 3.9 Ac – ALR Inclusion
• 11.7 Ac - Parks & Open Space
• 1.7 Ac – Stormwater management pond
• 39.2 Ac - Single family subdivision (1/4 acre 

lots)

• 72.4 acres within ALR
• 19.9 Ac – Golf Course
• 41.2 Ac – Farming co-operative
• 11.3 Ac – Dedicated environmental lot



AGRICULTURAL BENEFITS

• Bring existing non-utilized ALR lands into active 
agricultural production by

• Improving soil capability of land
• Establishing a farming co-operative on site 

through partnership with the Young 
Agrarians

• Amalgamating existing drainage ditches to 
create larger contiguous farming area

• Drainage improvements with installation 
of drain tile 

• Provision of an irrigation water source

• Additionally, work includes:
• Create credible and defensible ALR 

boundary through dedication of 20m wide 
park buffers.

• Establish 37.5m (125’) separation between 
ALR and nearest principal residential 
building.



ENVIRONMENTAL BENEFITS

• Consolidation of lower value ditches within ALR 
portion of site into 4 wetland habitat ponds

• Improvement of stormwater management to help 
mitigate flooding of agricultural low lands.

• Improve buffering, reduce watercourse turbidity, 
and increase tree shading to better aquatic habitat 
of Kuhn Creek.

• Preserve on-site trees and expand tree canopy 
through planting of additional trees

• Remove invasive plant species



COMMUNITY CONSULTATION

• Endorsement of project by Semiahmoo First 
Nations

• Endorsement of project by Little Campbell 
Watershed Society

• Collaboration with the Young Agrarians Land 
Matching program to find suitable farmers and 
establish a farming co-operative



City of Surrey

• Have received Surrey Council endorsement (3rd

reading) for OCP amendment, rezoning, 
development permit, and subdivision.

REQUIRED APPROVALS

Agricultural Land Commission (ALC)

• Application to include 3.9 Acres of land into ALR
• Application for subdivision within the ALR to 

convey a proposed environmental lot to City.
• Confirmation of a Non-Farm Use on ALR land

Metro Vancouver

• Regional Growth Strategy amendment to include the 
non-ALR portion of the site (52.6 Ac) within the Urban 
Containment Boundary, and redesignate from Rural to 
General Urban



Metro 2040 Proposed Amendment
FLAVELLE SITE, PORT MOODY
Jaspal Marwah
REGIONAL PLANNER

Regional Planning Committee, February 2, 2018
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Legend

Gen. Urban

Industrial

Con / Rec

SSA

Inlet Centre

FTDA

Skytrain
Station

Flavelle Site & Regional Context
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Flavelle Mill Site - Background & History 
• MVRD Board declined prior proposed amendment (2014)

• Industrial viability of the site
• Potential to create pressure on adjacent industrial sites
• Lack of clarity on how the proposed growth would impact the 

Moody Centre FTDA
• More planning work needed

• Changes since 2014
• Mill closure planned
• Owner-led site redevelopment plan 
• Moody Centre FTDA plan approved by City 



• Redesignation of 12.7 ha 
from Industrial to General 
Urban

• Type 3 Metro 2040
amendment

• Regional assessment: 
focused on impacts to 
regional goals / policies

4

2018 - Proposed Metro 2040 Amendment
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Goal 1 – Focus growth in Urban Centres & FTDAs

• 34% of growth to Moody 
Centre FTDA and Inlet Urban 
Centre 

• Flavelle site:
- About 50% of projected growth for 

Port Moody – out of Centre
- City-led Moody Centre TOD plan did 

not consider Flavelle development

400m

800m
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Goal 2 – Protect Supply of Industrial land

Regional industrial land context
• Low vacancy (1.8%) 
• 352 ha removed from regional inventory from 2010-2015

Cumulative conversion of industrial land
Moody Centre FTDA Andres Wine Flavelle Total Losses

Mixed 
Employment

7.2 ha -- -- 7.2 ha

Industrial 1.1 ha 1 ha 12.7 ha 14.9 ha
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Goal 2 – Protect Supply of Industrial land

Assessment
• Unique: large, flat, waterfront, near rail and MRN
• Only 4 similar sites in region
• Constraints for current sawmill
• No assessment done to demonstrate:

o Lack of industrial viability 
o Mitigation for the impact of loss from regional inventory

• Potential increase in job density  
• Job density not strong indicator of strategic value of land for trade-

enabling activity  
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Goal 4 – Develop Complete Communities

• Local planning rationale supports City’s vision for complete, 
mixed use, walkable community supported by transit 

• Long standing local aspirations to redevelop the site
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Goal 5 – Support Sustainable Transportation

• Site is near Frequent Transit Network, Evergreen Line and 
West Coast Express

• Access to multiple modes of goods movement
• Potential goods movement impacts to adjacent industrial 

uses
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Other Considerations

Special Study Area
• Local and regional SSA overlay
• Indicates local aspirations for future land uses
• Doesn’t affect underlying land use designation, amendment 

process or assessment of implications – Metro 2040 policy  

Risk of Proliferation of Additional Amendment Requests
• May spur interest from other industrial landowners
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Summary

• City’s aspirations to reconnect community and waterfront
• No assessment / integration of site’s development on City’s 

growth projections and on approved TOD and FTDA areas
• Site remains viable for industrial uses; No mitigation provided 

for loss of 13 ha site from regional industrial inventory
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Staff Recommendation

That the MVRD Board decline the City of Port Moody’s 
requested amendment to Metro 2040 for the Flavelle Mill 
site and not proceed with a Regional Growth Strategy 
Amendment Bylaw. 



Comments / questions?



Proposed Metro 2040 Land Use Amendment
CITY OF SURREY - HAZELMERE
Terry Hoff
SENIOR REGIONAL PLANNER

Regional Planning Committee   February 2, 2018



• Metro 2040 Amendment Request - City of Surrey -
Hazelmere 

• Metro 2040 Assessment

• Recommendation to the Metro Vancouver Board

2

Overview



3City of Surrey - Hazelmere Area
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Proposed Amendment

• 23.7 hectare (58.6 acre) site within the 
Metro 2040 Rural Designation

• Extend the Urban Containment 
Boundary 

• Redesignate from Rural to General 
Urban

• Metro 2040 Type 2 Amendment: 2/3 
affirmative weighted vote and Public 
Hearing



• Metro 2040 General Urban 
redesignation would support 
expansion of the GVS&DD 
sewerage area

• Would require a 10km sewer 
line constructed through the 
ALR 
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Extension of GVS&DD Regional Sewerage Services

Pump Station

Sew
er Force M

ain
Agricultural / ALR



Current Land Use 
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Rural

Agricultural / ALR



Proposed Urban Residential Development

7

• 145 urban residential lots
• ¼ acre lot size

Rural

Agricultural / ALR

Proposed Sew
er Line



3 OCP Reports to Surrey Council - 2015, 2016, 2017

2015 – Recommended to deny the application 
• large departure from City plans and policies and Metro 2040
• referred to discuss potential mitigation measures with applicant

2016 – Recommended to deny the application 
• large departure from City plans and policies and Metro 2040
• referred to discuss potential mitigation measures with applicant

2017 – Recommended to proceed with proposed mitigation 
conditions 8

History – City of Surrey OCP Amendment



Strategy 1.1 - Contain urban development within the Urban 
Containment Boundary (UCB)

• UCB is a stable, long-term, regionally defined area for 
urban development – to inhibit sprawling urban growth 

• UCB supports efficient land use and transportation 
networks, infrastructure planning and investments 
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Metro 2040  Goal 1 Compact Urban Area



The proposed amendment would:

• leapfrog the Urban Containment Boundary and spread 
urban residential development into the Rural areas 

• signal that the Urban Containment Boundary is not stable 

• trigger speculation that piecemeal urban developments in 
Rural areas are viable 

10

Assessment: Contain Urban Development



• 6,000 hectares

• 20% of urban 
residential growth

• No urban land 
constraint to 
justify the 
amendment

11

Urban Containment Boundary 
Remaining Developable Urban Land Capacity



Assessment
Significant urban residential development, associated traffic and 
new servicing infrastructure adjacent to existing agricultural areas 

• Potential conflict with farming activity / viability

• Trigger land use speculation on proximate agricultural properties 
• Stormwater drainage management on ALR agricultural lands  
• ALC non-farm use approvals are required for drainage mitigation

• Prudent that Metro Vancouver not compromise ALC considerations 
12

Goal 2 
Strategy 2.3 - Protect Agricultural Lands and 
Viability



Assessment

• Proposed stormwater runoff will affect adjacent 
watercourses and lowlands – Provincial and federal 
approvals are required for proposed mitigation measures 

• Prudent not to compromise those review considerations 

• About 200 private vehicles with impact for road 
infrastructure, traffic and greenhouse gas emissions in the 
area
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Goal 3  Protect the Environment
Strategy 3.3   Protect and Enhance Natural 
Features



Strategy 4.2 Develop healthy and complete communities with 
access to a range of services and amenities

• Support compact, mixed use, transit, cycling and walking 
oriented communities  

• Surrey has been a regional leader in creating 
comprehensively planned complete neighbourhoods
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Goal 4   Complete Communities 



Assessment

This amendment is a significant departure from Metro 2040 
objectives and Surrey’s established planning practice

• Remote, stand‐alone, residential area with limited access 
to amenities and services, and no viable public transit 

• May trigger similar isolated residential development 
proposals that undermine the complete community concept
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Goal 4   Complete Communities 



Strategy 5.1 Coordinate land use and transportation to 
encourage transit, cycling and walking 

Assessment
• No viable transit service options 
• Adds vehicle traffic (200 vehicles) and emissions from this 

remote rural location 
• Will require investments in road and supporting 

infrastructure
16

Goal 5   Transportation Choices



Metro 2040 is an agreement among member jurisdictions to 
pursue sustainable regional growth strategies

The proposed land use amendment would significantly affect 
the viability and implementation of Metro 2040 strategies

Primarily, to undermine the viability of the urban containment 
boundary and trigger land speculation in the Rural / 
Agricultural areas
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Assessment Summary



It is recommended that the MVRD Board: 

Decline the proposed Metro 2040 Hazelmere amendment 
request

18

Recommendation 





Initiate the amendment process:

• Board 1st and 2nd Bylaw Readings
• Notification and comment affected local jurisdictions
• Staff Report to Board with results of jurisdiction comments 

and recommendations for further action
• Public Hearing
• Board 3rd reading and final adoption

20

Alternative  
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North Shore Frequent Transit Corridor Study
FOLLOW UP TO THE FINAL REPORT
Erin Rennie
SENIOR REGIONAL PLANNER
PARKS PLANNING AND ENVIRONMENT

Matt Craig
MANAGER, SYSTEM PLANS, TRANSLINK

Regional Planning Committee | Feb 2, 2018
24463442
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• Two study goals:
• Pilot corridors as part of UC & FTDA Policy 

Review
• Advance North Shore Area Transit Plan

• Study Overview
• 3 phases – study area, MAE, monitoring
• Recommended B-Line Plus/BRT-Light

• Final Report
• Regional Planning Committee Nov 3, 2017

Context
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Nov 3 Referral Motion

• Amendment proposed to 
encourage parties to implement 
BRT-Light as soon as possible.

• Referral motion asking for 
additional technical information 
about service fit for the corridor. 
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• Conducted by SDG

• Used Regional Transportation 
Model and current OCPs

• Long list of 5 service levels

• Short list of 3 service levels

• Service Recommendation

• Implementation Considerations

Multiple Accounts 
Evaluation
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Key Evaluation Criteria
• Journey Time: Length of a trip in minutes in 

2030 with future traffic conditions.

• Reliability: % of trips delivered “on time.”

• Ultimate Capacity Utilization: portion of 
capacity used by passengers.

• Community Fit: qualitative impacts on local 
access to transportation and mobility. 

Important 
determinants 
of ridership

Important 
determinants 
of corridor 
service level fit



Table 1 - Multiple Accounts Evaluation: Selection of Determining Evaluation Criteria

Option Journey 
Time

Daily 
Ridership 

Range

Peak 
Hour 

Volume

Ultimate 
Capacity

Ultimate 
Capacity 

Utilization
Reliability Community Fit

B-Line 50 
minutes

13,500-
14,850 350 1,700 21% 80%

Good, improved 
connectivity with 
limited impacts

B-Line 
Plus

45 
minutes

13,850-
15,235 390 1,700 23% 85%

Good, improved 
connectivity with 
limited impacts

BRT 
Light

40 
minutes

14,200-
15,620 430 2,100 20% 85% Good, improved 

connectivity with 
limited impacts

BRT 35 
minutes

14,550-
16,005 470 2,100 22% 90%

Moderate, some 
impacts

LRT 30 
minutes

15,300-
16,830 510 4,800 11% 95%

Poor, significant 
traffic & high 
community impacts

6
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• Best fit for corridor (2030): 
• Service with a blend of B-Line Plus 

and BRT-Light (phased) 

• Recommendation to emphasize:
• Journey time improvements
• High-quality customer environment
• Integrating Lonsdale Quay and 

SeaBus

Short List Findings
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Implementation 
Considerations
• Near-term route: Phibbs

Exchange to Dundarave. Extend 
to Maplewood in longer-term.

• Importance of Transit Signal 
Priority, lane segregation, and 
other speed and reliability 
measures. 
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Benefits of BRT-Light 
to NS Municipalities

• Efficient use of transportation 
resources

• Improve transit mode share

• Address traffic congestion

• Improve mobility for all

• Air quality and climate action 



Thank You



Attitudes towards Agricultural and Industrial Lands
SHAPING OUR COMMUNITIES - SURVEY RESULTS
Erin Rennie
SENIOR REGIONAL PLANNER, 
PARKS PLANNING AND ENVIRONMENT
Regional Planning Committee, February 2, 2018
24465122



2

Overview
• Context
• Methodology and Survey Design
• Results – Industrial 
• Results – Agricultural
• Key Findings
• Next Steps
• Phase 1 Update
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Context
• Shaping our Communities 

Engagement Initiative

• Two Surveys:
• Phase 1: Neighbourhoods and 

Transportation
• Phase 2: Agricultural and 

Industrial Lands

• Phase 2 Goals
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Methodology and 
Survey Design

• Online Panel Survey

• Sample Size: 1500

• Weighted results to 2016 Census

• Significant at the 95% confidence 
level

• Two sets of questions + 
demographic questions
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Results – Industrial Land
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Benefits of Industrial Lands
56%

45%

39%

29%

28%

23%

21%

13%

13%

Support a significant number of jobs in our region

Provide suitable locations to meet the day-to-day needs of the region (e.g.
warehousing, repair, and manufacturing)

Attract companies to do business here

Reduce carbon emissions by minimizing trucking distances

Help diversify our economy to make sure we can adapt to changing global
markets

Reduce transportation costs for local businesses

Support our region’s strategic international trade position as “Gateway to 
the Pacific”

Provides Canadian exporters with shipping access  to  foreign markets

Allows local residents and businesses to access imported goods

Q005: There are a number of benefits to having lands dedicated for industrial use in Metro Vancouver. In your opinion, which of the following are the 
main benefits? [Select your top 3] (Slide 26)
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Familiarity with Industrial Land Use Issues
12%

10%

8%

8%

6%

5%

5%

3%

23%

21%

17%

16%

14%

14%

14%

14%

34%

33%

31%

31%

34%

30%

30%

33%

17%

16%

20%

20%

21%

21%

20%

23%

14%

19%

24%

25%

25%

30%

31%

26%

There are conflicts between industrial land uses and residential neighbours
(e.g., odour, noise, dust, truck traffic)

The cost of industrial land (i.e. to buy or lease) in our regions is rising and
becoming too expensive for many businesses

Speculation on industrial land drives up land prices

Industrial land is being converted or rezoned for other purposes such as
housing, office parks, or retail businesses

The limited supply of industrial lands in the region make it  difficult for
businesses to buy or lease land for industrial uses

Industrial lands are being used for non-industrial uses such as office and retail

There is a lack of large, flat properties near major transportation options (such
as water, rail, or highways), which is needed to transport goods

There is a lack of suitable land in the region to expand local manufacturing

Extremely Familiar Very Familiar Somewhat Familiar Slightly Familiar Not at all Familiar

Q006: Now, we would like to understand how familiar you are with a variety of issues related to industrial land use. Using the scale provided, please 
indicate how familiar you are with each of the following issues in the Metro Vancouver region. (Slide 28)
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Support for Converting Industrial 
Lands under Certain Circumstances

54%

42%

37%

36%

29%

25%

22%

10%

1%

The land that was converted was vacant and had not been used for
industrial activities in the past 5 years

A portion of the former industrial land was converted to a park or was
protected for environmental purposes

The land was needed for other commercial uses that support our regional
economy

Land of equal quality and size was set aside elsewhere in the region for
industrial purposes

Any lost industrial jobs were replaced by other skilled trades jobs

No net loss of jobs

The affected community gained public access to the waterfront

Industrial lands should not be converted to other uses under any
circumstances

Other

Q007: As you may know, the Metro Vancouver region has a limited land base. With this in mind, under which of the following circumstances would you 
support converting industrial lands to other uses such as residential, commercial or offices? [Please select all that apply] (Slide 31)
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Opinions on Industrial Land Issues
24%

17%

17%

12%

10%

6%

8%

37%

43%

44%

47%

35%

36%

32%

26%

28%

30%

28%

30%

27%

38%

6%

8%

6%

8%

14%

19%

18%

4%

2%

1%

2%

7%

10%

2%

3%

2%

2%

3%

4%

2%

2%

It is better to build housing in existing residential areas rather than build new
housing on industrial land

Industrial activities should have priority access to certain locations such as rail 
corridors, waterfront, and highways for easy transportation of goods in order 

to support our region’s economy 
Even if industrial jobs could be replaced with non-industrial jobs, it is important

to maintain lands for industrial purposes because of the other benefits
provided by having local industry (e.g. transportation efficiencies, day-to-…

Sometimes it is okay to allow commercial uses that are not strictly industrial
(e.g. climbing gyms, breweries) to operate on industrial lands

It makes sense to convert industrial land to other uses like housing or office if
a major public transit investment has been made in the area

Sometimes it is okay to allow a mix of uses such as having housing  and
industrial uses on the same site

Businesses that are not directly supporting industrial activities  should not be
located on industrial land

Completely Agree Agree Somewhat Neutral Disagree Somewhat Completely Disagree Don’t' Know

Q008: Please state how much you agree or disagree with the following statements. (Slide 32)
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Results – Agricultural Land
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Benefits of Agricultural Lands
60%

41%
37%

29%
27%

24%
23%

14%
12%

7%
2%

1%

Provide a local source of fresh food

Offer environmental benefits (e.g., providing green space and vegetation to…

Support future generations with option of local food production and food security

Reduces greenhouse gases by reducing the need to transport our food from far…

Help to support our region’s economy through agri-tourism (e.g., farm/winery tours)

Keep money in our regional economy as money spent on local farms is re-…

Help to support the creation of local jobs on farms and in the food industry

Support local heritage and ‘way of life’ of farming communities

Agricultural landscapes and rural scenery

Provide educational opportunities to teach about farming, food systems, and…

No benefits

Other (specify)

Q011: There are a number of benefits to having lands dedicated for agricultural use in Metro Vancouver. In your opinion, which of the following are 
the main benefits? [Select your top 3] (Slide 38)
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Familiarity with Agricultural Land Use Issues
26%

15%

12%

10%

11%

10%

7%

5%

3%

23%

24%

21%

22%

17%

18%

13%

12%

11%

26%

32%

27%

34%

29%

31%

35%

27%

26%

13%

15%

15%

17%

18%

21%

20%

17%

20%

12%

14%

25%

17%

26%

21%

25%

39%

39%

Very large new homes are being built on agricultural lands

The supply of quality agricultural land available for farming in the region
is limited and shrinking

Speculation on agricultural land drives up land prices

There are sometimes conflicts between farms and neighbours (e.g.,
odour, dust, spraying, visual impacts of farm operations, noise)

Agricultural land  is being subdivided into smaller lots, making it less
likely to be used for farming

Some agricultural land is being used for non-farm uses (e.g. wedding
rentals and other events, truck parking, commercial businesses)

The expansion of roads and railways onto agricultural land

New farmers cannot access agricultural land in the region

Farmers are exempt from some environmental regulations

Extremely Familiar Very Familiar Somewhat Familiar Slightly Familiar Not at all Familiar

Q012: Now, we would like to understand how familiar you are with issues related to agricultural land use. Using the scale provided, please indicate 
how familiar you are with each of the following issues in the Metro Vancouver region. (Slide 40)



13

Support for Converting Agricultural 
Lands under Certain Circumstances

58%

34%

34%

31%

25%

19%

13%

12%

1%

The land was not suitable for farming or other agricultural uses (decided by
farmers and the agriculture community)

Agricultural land of equal quality and size was replaced in another part of the
region

A portion of the land was converted to a park or protected for environmental
purposes

The land had not been used for farming in the past several years

Money is provided or set aside to improve agricultural lands in other locations
(e.g. funding for irrigation improvements on other lands)

Agricultural land should not be converted to other uses under any
circumstances

The land was needed for industrial use to support our regional economy

No net job loss

Other (specify)

Q013: As you may know, the Metro Vancouver region has a limited land base. With this in mind, under which of the following circumstances would 
you support converting agricultural lands to other uses such as residential, commercial or offices? [Please select all that apply] (Slide 42)
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Opinions on Agricultural Land Issues
43%

43%

36%

30%

6%

5%

35%

31%

38%

32%

31%

14%

16%

17%

19%

26%

31%

17%

3%

5%

3%

7%

17%

23%

1%

2%

2%

2%

12%

39%

2%

2%

2%

3%

3%

2%

Even if agriculture may not create as many jobs as other land uses, it is
important to maintain lands for agricultural purposes because of the other

benefits provided by having local agriculture (e.g. environmental health,…

It is better to build housing in existing residential areas rather than build new
housing on agricultural land

It is better to keep new housing and urban growth in areas already serviced by
utilities, transit, fire/police and other community services

Businesses that are not directly supporting agriculture should  not be located on
agricultural land

Sometimes it is okay to allow uses that are not strictly agricultural (e.g. event
rentals, cafes, shops, light industrial) to operate on agricultural lands

Metro Vancouver is experiencing a housing crisis so new homes should be built
wherever possible, including lands currently set aside for agriculture

Completely Agree Agree Somewhat Neutral Disagree Somewhat Completely Disagree Don’t Know

Q014: Please state the extent to which you agree or disagree with the following statements. (Slide 43)
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Key Findings

• Understanding benefits helps us 
frame the issues

• Low awareness requires attention

• Generally, residents support 
M2040 policies, but there is need 
for additional clarity
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Key Findings

• Few differences among 
demographic groups

• Few differences among 
municipalities
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Next Steps

• Agricultural Advisory Committee 
Feb 16, 2018

• Presentations and data tables 
available to municipalities and 
stakeholders on request

• Integrate into day-to-day 
communication of M2040 policy
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Update on Phase 1:
Analysis of Key Findings 
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Phase 1: Key Findings 
1. Walkability and easy access to shops and services are 

the neighbourhood elements that residents value most, 
second only to affordability

2. A majority of MV residents consider their 
neighbourhood to have good public transit.

3. 55% of people living in Urban Centres regularly use 
their car to get to work or school. That rate rises to 
72% for residents living outside of Urban Centres. 

4. When we asked people how they experienced their 
neighbourhoods and what they valued about them we 
found there was little difference in response among the 
different municipalities, however there was a notable 
difference in response between those living inside
versus outside of Urban Centres. 



Thank You
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