
April 5, 2023 

METRO VANCOUVER REGIONAL DISTRICT 
REGIONAL PLANNING COMMITTEE 

MEETING 

Friday, April 14, 2023 
9:00 am 

Meeting conducted electronically/in-person pursuant to the Procedure Bylaw  
28th Floor Committee room, 4515 Central Boulevard, Burnaby, British Columbia 

A G E N D A1 

1. ADOPTION OF THE AGENDA

1.1 April 14, 2023 Meeting Agenda 
That the Regional Planning Committee adopt the agenda for its meeting scheduled 
for April 14, 2023 as circulated. 

2. ADOPTION OF THE MINUTES

2.1 March 10, 2023 Meeting Minutes 
That the Regional Planning Committee adopt the minutes of its meeting held 
March 10, 2023 as circulated. 

3. DELEGATIONS

4. INVITED PRESENTATIONS

4.1 Ruby Sandher, Chan Kooner, Stephen Richardson, Township of Langley 
Subject: Land Use Designation Amendment to Metro 2050 – Gloucester Industrial 
Park 

5. REPORTS FROM COMMITTEE OR STAFF

5.1 Land Use Designation Amendment to Metro 2050 
Township of Langley – Gloucester Industrial Park 
That the MVRD Board:  

a) initiate the regional growth strategy amendment process for the Township of
Langley’s requested regional land use designation amendment from Agricultural

1 Note: Recommendation is shown under each item, where applicable. 
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to Industrial for the lands located at 26477, 26695, 26601, 26575, 26713 – 56 
Avenue; 26500 Block of 56 Avenue; 5670 – 264 Street; and 5625 – 268 Street; 

b) give first, second, and third readings to “Metro Vancouver Regional District
Regional Growth Strategy Amendment Bylaw No. 1364, 2023”; and

c) direct staff to notify affected local governments as per section 6.4.2 of Metro
2050.

5.2 Costs of Providing Infrastructure and Services to Different Forms and Densities of 

Housing – Scope of Work 

That the MVRD Board receive for information the report dated March 15, 2023, 

titled “Costs of Providing Infrastructure and Services to Different Forms and 

Densities of Housing – Scope of Work”. 

5.3 Regional Planning Transportation Portfolio Update 

That the Regional Planning Committee receive for information the report dated 

March 21, 2023, titled “Regional Planning Transportation Portfolio Update”. 

5.4 Moving Towards Density and Diversity 

Verbal Update 

Designated Speaker: Sinisa Vukicevic, Program Manager, Planning Analytics, 

Regional Planning and Housing Services 

5.5 Updates to the Regional Tree Canopy Cover and Impervious Surfaces Datasets – 

Scope of Work 

That the Regional Planning Committee receive for information the report dated 

March 21, 2023, titled “Updates to the Regional Tree Canopy Cover and Impervious 

Surfaces Datasets – Scope of Work”. 

5.6 Manager’s Report 
That the Regional Planning Committee receive for information the report dated 
March 21, 2023, titled “Manager’s Report”. 

6. INFORMATION ITEMS

7. OTHER BUSINESS

8. BUSINESS ARISING FROM DELEGATIONS

9. RESOLUTION TO CLOSE MEETING
Note: The Committee must state by resolution the basis under section 90 of the Community
Charter on which the meeting is being closed.  If a member wishes to add an item, the basis
must be included below.
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10. ADJOURNMENT/CONCLUSION 
That the Regional Planning Committee adjourn/conclude its meeting of April 14, 2023. 

 
 
 

Membership:  
Woodward, Eric (C) – Langley Township 
Kruger, Dylan (VC) – Delta 
Albrecht, Paul – Langley City 
Dueck, Judy – Maple Ridge  
Girard, Angela – North Vancouver City 
 

Hodge, Craig – Coquitlam 
Hurley, Mike – Burnaby 
Knight, Megan – White Rock 
Lahti, Meghan – Port Moody 
 

Lambur, Peter – West Vancouver 
Locke, Brenda - Surrey 
McEwen, John – Anmore 
West, Brad – Port Coquitlam 
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METRO VANCOUVER REGIONAL DISTRICT 
REGIONAL PLANNING COMMITTEE 

Minutes of the Regular Meeting of the Metro Vancouver Regional District (MVRD) Regional Planning 
Committee held at 9:00 am on Friday, March 10, 2023 in the 28th Floor Committee Room, 4515 
Central Boulevard, Burnaby British Columbia.  

MEMBERS PRESENT:  
Chair, Mayor Eric Woodward, Langley Township 
Vice Chair, Councillor Dylan Kruger, Delta 
Councillor Paul Albrecht, Langley 
Councillor Judy Dueck*, Maple Ridge 
Councillor Angela Girard*, North Vancouver City 
Councillor Craig Hodge, Coquitlam 
Mayor Mike Hurley, Burnaby 
Mayor Megan Knight*, White Rock 
Mayor Meghan Lahti, Port Moody 
Councillor Peter Lambur, West Vancouver 
Mayor Brenda Locke*, Surrey 
Mayor John McEwen, Anmore 
Mayor Brad West*, Port Coquitlam  

OTHERS PRESENT:  
Director George V. Harvie, Board Chair 

STAFF PRESENT: 
Jerry W. Dobrovolny, Chief Administrative Officer 
Heather McNell, Deputy Chief Administrative Officer, Policy and Planning 
Natalia Melnikov, Legislative Services Coordinator, Board and Information Services 

1. ADOPTION OF THE AGENDA

1.1 March 10, 2023 Meeting Agenda

It was MOVED and SECONDED 
That the Regional Planning Committee: 
a) amend the agenda for its regular meeting scheduled for March 10, 2023, by

deferring Item 5.2 to the next Regional Planning Committee meeting; and
b) adopt the agenda as amended.

CARRIED 

*denoted electronic meeting participation as authorized by section 3.6.2 of the Procedure Bylaw

2.1
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2. ADOPTION OF THE MINUTES 
 
2.1 February 10, 2023 Meeting Minutes 

 
It was MOVED and SECONDED 
That the Regional Planning Committee adopt the minutes of its meeting held 
February 10, 2023, as circulated. 

CARRIED 
 
3. DELEGATIONS 
 
 3.1 Roderick V. Louis 

Roderick V. Louis spoke to the Regional Planning Committee about Metro 2050, 
outlining his concerns with the strategy and the ways in which it does not 
adequately address school services, transit and crime prevention programs. He 
asked that Metro Vancouver amend Metro 2050 to include implementation 
agreements regarding school planning and the potential establishment of a Metro 
Vancouver Police Department.  
 

4. INVITED PRESENTATIONS 
 

4.1 Dr. Stephanie Chang, University of British Columbia 
Dr. Stephanie Chang, University of British Columbia, provided the Regional Planning 
Committee with a presentation on Land Use Planning and how it can support 
climate action, outlining the key concepts of mitigation and adaptation in climate 
change and highlighting the importance of policy development and regulations in 
land use planning. 
 
Presentation material titled “How Land-use Planning and Urban Form Can Support 
Climate Action – Overview of Key Concepts” is retained with the March 10, 2023 
Regional Planning Committee agenda. 

 
5. REPORTS FROM COMMITTEE OR STAFF 
 

5.1 Regional Planning Environment Portfolio Update 
Report dated February 27, 2023, from Laurie Bates-Frymel, Senior Planner, and 
Edward Nichol, Planner, Regional Planning and Housing Services, providing the 
Regional Planning Committee with an overview of the Regional Planning 
Environment portfolio, including relevant context, key projects, and ongoing 
implementation. 
 
Members were provided a presentation on the Regional Planning Environment 
Portfolio, outlining Metro 2050’s Goal 3, including the importance of ecosystem 
services, the update to the sensitive ecosystem inventory, the new targets to both 
protect 50% of nature and increase the regional urban tree canopy, and project to 
map natural hazard vulnerability. They were also provided an overview of the 
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projects, including the updates of the Tree Regulation Toolkit, Natural Hazard Data 
Inventory, and the Regional Green Infrastructure Network. 
 
Members commented on the value and importance of guidance and legislative tools 
from Metro Vancouver to member jurisdictions for their implementation.  
 
Presentation material titled “Regional Planning Environment Portfolio – An 
Introduction and 2023 Priorities” is retained with the Regional Planning Committee 
agenda. 
 
It was MOVED and SECONDED 
That the Regional Planning Committee receive for information the report dated 
February 27, 2023, titled “Regional Planning Environment Portfolio Update”. 

CARRIED 
 

 5.2 Land Use Data Analytics 
Pursuant to Item 1.1 of the agenda, this item was deferred to the next committee 
meeting. 
 

5.3 Social Equity Spatial Analysis Case Studies – Final Report 
Report dated February 17, 2023, from Erin Rennie, Senior Planner, Regional Planning 
and Housing Services, providing the Regional Planning Committee with the final 
report and maps associated with the Social Equity Spatial Analysis Case Studies 
project, as part of Phase 3 of the Social Equity in Regional Growth Management 
Study. 
 
Members were provided a presentation on the Social Equity Spatial Analysis, 
outlining the project history, objectives and lessons learned, and presenting priority 
maps, including the Equity Indicator map, Tree Planting Priority map, Park Land 
Acquisition Priority map, and Large Park Transit Improvement Priority map. 
 
Presentation material titled “Social Equity Spatial Analysis Case Studies – Final 
Report” is retained with the March 10, 2023 Regional Planning Committee agenda. 
 
It was MOVED and SECONDED 
That the MVRD Board receive the report dated February 17, 2023, titled “Social 
Equity Spatial Analysis Case Studies – Final Report”.  

CARRIED 
 

5.4 Natural Hazard Data Inventory 
Report dated February 27, 2023, from Edward Nichol, Regional Planner, Regional 
Planning and Housing Services, the Regional Planning Committee with the completed 
Natural Hazard Data Inventory. 
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It was MOVED and SECONDED 
That the MVRD Board receive for information the report dated February 27, 2023, 
titled “Natural Hazard Data Inventory”. 

CARRIED 
 

5.5 Regional Green Infrastructure Network – Scope and Engagement 
Report dated February 27, 2023, from Laurie Bates-Frymel, Senior Planner, Regional 
Planning and Housing Services, providing the Regional Planning Committee with the 
scope and engagement plan for the Regional Green Infrastructure Network project. 
 
It was MOVED and SECONDED 
That the Regional Planning Committee receive for information the report dated 
February 27, 2023, titled “Regional Green Infrastructure Network – Scope and 
Engagement”.  

CARRIED 
 

5.6 Housing Needs Reports – Lessons Learned from Metro Vancouver Member 
Jurisdictions 
Report dated February 16, 2023, from Jessica Hayes, Senior Planner, Regional 
Planning and Housing Services, providing the Regional Planning Committee with a 
summary of the lessons learned following the conclusion of the first Housing Needs 
Report reporting cycle, and recommending that the recommendations presented in 
this report be forwarded to the Province. 
 
In response to a question, members were informed that providing the Housing 
Needs Reports is a provincial requirement and that Metro Vancouver provided the 
data for all member jurisdictions’ Housing Needs Report.  
 
It was MOVED and SECONDED 
That the MVRD Board direct staff to send a letter to the Minister of Housing and 
relevant Ministry staff to share the recommendations contained in the report dated 
February 16, 2023 titled “Housing Needs Reports – Lessons Learned from Metro 
Vancouver Member Jurisdictions”, and request continued consultation with local 
governments and other housing sector partners to improve future iterations of the 
Housing Needs Reports program. 

CARRIED 
 

5.7  Manager’s Report 
Report dated February 27, 2023, from Heather McNell, Deputy Chief Administrative 
Officer, Policy and Planning, providing the Regional Planning Committee with 
updates on the Implementation Services team’s engagement with member 
jurisdictions, Metro 2050 adoption, and progress on the Regional Planning 
Committee 2023 Work Plan. 
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It was MOVED and SECONDED 
That the Regional Planning Committee receive for information the report dated 
February 27, 2023, titled “Manager’s Report”. 

CARRIED 
 

6. INFORMATION ITEMS 
No items presented. 
 

7. OTHER BUSINESS 
No items presented. 
 

8. BUSINESS ARISING FROM DELEGATIONS 
No items presented. 
 

9. RESOLUTION TO CLOSE MEETING  
No items presented. 
 

10. ADJOURNMENT/CONCLUSION 
 
It was MOVED and SECONDED 
That the Regional Planning Committee conclude its meeting of March 10, 2023. 

CARRIED 
(Time: 10:36 am) 

 
 
 

   
Natalia Melnikov,  
Legislative Services Coordinator 

 Eric Woodward, 
Chair 

 
58662717 FINAL 

8 of 184



52222849 

To: Regional Planning Committee 

From: Victor Cheung, Senior Policy & Planning Analyst, 
Regional Planning and Housing Services 

Date: March 31, 2023 Meeting Date: April 14, 2023 

Subject: Land Use Designation Amendment to Metro 2050 
Township of Langley – Gloucester Industrial Park 

RECOMMENDATION 
That the MVRD Board: 
a) initiate the regional growth strategy amendment process for the Township of Langley’s

requested regional land use designation amendment from Agricultural to Industrial for the
lands located at 26477, 26695, 26601, 26575, 26713 – 56 Avenue; 26500 Block of 56 Avenue;
5670 – 264 Street; and 5625 – 268 Street;

b) give first, second, and third readings to “Metro Vancouver Regional District Regional Growth
Strategy Amendment Bylaw No. 1364, 2023”; and

c) direct staff to notify affected local governments as per section 6.4.2 of Metro 2050.

EXECUTIVE SUMMARY 
The Township of Langley is requesting a Type 3 Amendment to Metro 2050 for eight properties 
located at 26477, 26695, 26601, 26575, 26713 – 56 Avenue; 26500 Block of 56 Avenue; 5670 – 264 
Street; and 5625 – 268 Street, totalling 14.59 hectares. The proposed regional land use designation 
amendment would redesignate the site from Agricultural to Industrial and move the Urban 
Containment Boundary to allow for the lands to be added to the Gloucester Industrial Park. The 
Agricultural Land Commission excluded these lands from the Agricultural Land Reserve on March 
10, 2022.  

The proposed amendment has been considered in relation to Metro 2050’s goals, strategies, and 
policies. The analysis demonstrates that on balance, this proposed amendment is supportable and 
is aligned with Metro 2050's goals and strategies. Overall, the proposed amendment allows for new 
industrial uses, which is consistent with the surrounding area context and provides employment 
generating uses in close proximity to the Regional Truck Route Network. 

PURPOSE 
To provide the Regional Planning Committee and the MVRD Board with the opportunity to consider 
the Township of Langley’s request to amend Metro 2050 to accommodate the expansion of the 
Gloucester Industrial Park through a Type 3 Amendment. 

BACKGROUND 
On March 13, 2023, the Township of Langley Council granted third reading to the Langley Official 
Community Plan Bylaw 1979 No. 1842 Amendment (Gloucester Industrial Park), Bylaw 1988 No. 
2556 Amendment (Rural Plan), Bylaw 1993 No. 3250 Amendment (Conwest), Bylaw No. 5706 and 

5.1 
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Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Conwest), Bylaw No. 5707 
(Attachment 1). The Township’s Bylaw No. 5706 would amend the Langley Official Community Plan 
by altering the land use designation at the interface between the Township’s Rural Plan and the 
Gloucester Industrial Park Plan, including municipal land use amendments, and associated boundary 
adjustments, from Agricultural to Industrial.  

Metro Vancouver received the application to amend Metro 2050 on March 14th, 2023. The 
requested Metro 2050 Type 3 Amendment requires adoption through an affirmative 50%+1 
weighted vote of the MVRD Board. As the Township of Langley is a signatory to Metro 2050, 
adoption of the amended OCP Bylaw cannot occur until the MVRD Board has adopted the 
amending bylaw for Metro 2050. 

SITE CONTEXT  
The eight subject properties at 26477, 26695, 26601, 26575, 26713 – 56 Avenue; 26500 Block of 56 
Avenue; 5670 – 264 Street; and 5625 – 268 Street total 14.59 ha (36.0 ac) and are adjacent to the 
northwest boundary of the Gloucester Industrial Park. The subject lands are currently zoned Rural 
Zone RU-1, designated Small Farms/Country Estates in the Langley Rural Plan, and accommodate 
rural residential uses in the Township of Langley OCP. The current regional land use designation for 
the lands is Agricultural and the lands are located outside of the Urban Containment Boundary 
(Figure 1). Formal exclusion of the subject lands from the Agricultural Land Reserve, pursuant to a 
decision of the Agricultural Land Commission, occurred on March 10, 2022 (Attachment 2).  

Additional site information is found in the Township of Langley’s staff report (Attachment 1). 

PROPOSED REGIONAL LAND USE DESIGNATION AMENDMENT 
The Township of Langley can only adopt the proposed Bylaw after the MVRD Board approves the 
corresponding regional growth strategy amendment. The proposed Bylaw would amend the 
Township’s OCP and the Zoning Bylaw for the subject properties to accommodate future industrial 
development.  

The subject lands were formally granted approval for exclusion from the Agricultural Land Reserve 
as of March 10, 2022, pursuant to Agricultural Land Commission Resolution #109/2020. Bylaw No. 
5706 amends the Township’s Rural Plan by removing the properties from the Rural Plan and 
inserting them into the Gloucester Industrial Park Plan, and further, by designating the properties 
as, “Service and General Industrial,” in the OCP. The new designation would permit such uses as 
warehousing, wholesaling and distribution, light manufacturing, technical and educational uses, 
office and business uses, private utilities, processing and manufacturing of goods.  
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Figure 1 – Existing Regional Land Use Designation  

  
 
Figure 2 – Proposed Regional Land Use Designation  

 
 
The proposed amendment also will be accompanied by a request for an updated Regional Context 
Statement (RCS) that reflects the proposed regional land use designation change. It is expected that 
the Township will submit the updated RCS for consideration of acceptance if the Board chooses to 
initiate the proposed amendment process for Metro 2050 and gives 1st, 2nd and 3rd readings to the 
Metro 2050 amendment bylaw. This process is in alignment with regional growth strategy and 
associated implementation guidelines. Once received, Metro Vancouver has 120 days to accept or 
not accept the RCS. 
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REGIONAL PLANNING ANALYSIS 
The Township of Langley’s proposed amendment has been assessed in relation to applicable Metro 
2050 goals and policies. The intent of the assessment is not to duplicate that of the municipal 
planning process, but rather to identify any potential regional planning implications and the 
regional significance of the proposed land use changes in consideration of the regional growth 
strategy. Below is a summary of the regional planning analysis.  
 
Goal 1: Create a Compact Urban Area 
Metro Vancouver and its member jurisdictions have committed to directing 98% of growth, to the 
year 2050, within the Urban Containment Boundary (UCB). The UCB is intended to be a long term, 
stable boundary for urban growth in the Metro Vancouver region. Regional Planning projections 
and analysis demonstrate that there is sufficient land within the UCB to accommodate future 
growth in the region to the year 2050. Therefore, any expansion to the UCB must demonstrate 
strong benefits to the regional federation and a strong planning rationale.  
 
Lands that are contiguous with the Urban Containment Boundary, that are not within the 
Agricultural Land Reserve, and that are changing from Agricultural to Industrial and associated 
Urban Containment Boundary adjustment are categorized as a Type 3 Amendment per Policy 
6.3.4(f) in Metro 2050. The subject properties meet the criteria to apply for a Type 3 Amendment.  
 
Additionally, the proposed land use designation change is supportive of the industrial land uses 
directly abutting the site, which are currently located within the Urban Containment Boundary.  
 
Goal 2: Support a Sustainable Economy 
The region is facing a critical shortage of industrial lands as documented in the Regional Industrial 
Lands Strategy. 27 percent of the region’s jobs are located on industrial lands and there continues 
to be significant absorption of industrial lands with severely low vacancy rates across the region. 
Limited industrial land supply, particularly large, flat sites proximate to the goods movement 
network is constraining potential economic and employment growth in the region. Consolidating 
industrial areas and uses is an objective in the regional growth strategy and Regional Industrial 
Lands Strategy. 
 
The proposed amendment, if approved, would expand the established Gloucester Estates Industrial 
Park to the north and east by 14.59 ha, expanding the regional supply of industrial lands, which 
continues to experience strong demand. The subject properties are strategically located from a 
goods movement perspective, as it is proximate to the Regional Truck Route Network (Highway 1, 
264 Street and 56 Avenue). 
 
Metro 2050 recognizes the importance of agricultural land in the region and the importance of the 
agricultural sector as a part of the region’s economy. Metro 2050 commits to supporting and 
protecting the agricultural land base and the viability of agricultural land. The regional Agricultural 
land use designation is, for the most part, aligned with the provincial Agricultural Land Reserve, and 
policies in Metro 2050 recognize the primacy of the Province’s role in identifying and protecting 
agriculturally viable lands in the region.  
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Policy 2.3.4 stipulates that where the Agricultural Land Commission has provided conditional 
approval to exclude land from the Agricultural Land Reserve, the Metro Vancouver Board may 
provide conditional approval of a regional land use designation amendment for the exclusion site, 
subject to the Agricultural Land Commission exclusion conditions being met. The subject properties 
have been excluded from the Agricultural Land Reserve by the Agricultural Land Commission.  
 
Agricultural land across the region continues to experience ongoing pressure for conversion to 
urban uses. If approved, the proposed amendment will result in the loss of 14.59 hectares of 
agriculturally-designated land in the region. In addition, lands to the north, bounded by the site, 
58th Avenue and 264th Street, may experience greater pressure for conversion.  
 
The site includes wetted areas and an unclassified watercourse which require streamside protection 
and enhancement areas. The applicant’s voluntary community amenity contribution includes the 
transfer of 22710 - 96 Avenue, a 2.6 hectare lot approximately 10 kilometres from the site and 
located within the Agricultural Land Reserve, to the Township upon securing any and all required 
environmental and Agricultural Land Commission approvals and associated works. 1.0 acre of that 
site is identified as farmable. 
 
Goal 3: Protect the Environment and Respond to Climate Change and Natural Hazards 
The subject properties are not considered a sensitive ecosystem as per Metro Vancouver’s Sensitive 
Ecosystem Inventory. However, the soil, trees, shrubs, and waterbodies on this site are providing 
ecosystem services that will be impacted by a conversion to industrial lands.  
 
The Township’s Official Community Plan Development Permit Guidelines require mitigation 
strategies to reduce potential environmental impact including buffer setbacks to on-site natural 
vegetation and protection of creek and gully areas. Site specific studies are required by the 
Township to determine site conditions and setback dimensions. Further, the Township’s report 
(Attachment 1) stipulates compliance with Schedule 3 in their Official Plan, Development Permit 
Area: Streamside Protection and Enhancement, which establishes further protections for wetted 
areas and watercourses.  
 
The landowner’s voluntary community amenity contribution at 22710 – 96 Avenue is adjacent to 
the Salmon River and could be enhanced to improve fish habitat if the Township permanently 
protects, restores, and maintains these community benefit lands. This community amenity 
contribution could contribute toward region-wide efforts to protect 50% of the land base for nature 
by 2050. 
 
Metro 2050 encourages land use and transportation infrastructure that reduce energy consumption 
and greenhouse gas (GHG) emissions, and improve air quality. Specifically, Metro 2050 outlines 
regional targets to reduce GHG emissions by 45% below 2010 levels by 2030 and to achieve a 
carbon neutral region by 2050. Some relevant climate actions that would contribute to meeting 
these targets include reducing vehicle kilometres travelled, encouraging efficient goods movement, 
and protecting farmland from conversion to higher-GHG land uses. Should the proposed regional 
land use designation amendment be approved by the MVRD Board, higher GHG emissions from the 
subject site are likely due to the nature of the proposed industrial development, in contrast to the 
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existing lower-emission agricultural land use. However, the proximity of the eight subject properties 
to the adjacent established industrial areas and transportation network would encourage efficient 
goods movement, which is further explored under the analysis for Goal 5. 
 
Goal 5: Support Sustainable Transportation Choices 
The strategies under this goal encourage the coordination of land use and transportation to 
encourage transit, multiple-occupancy vehicles, cycling and walking, and support the safe and 
efficient movement of vehicles for passengers, goods and services. Land use changes can influence 
travel patterns. As identified in the proposal, these transportation matters are to be addressed by 
the Township of Langley through the development plan at a future stage of design. 
 
The subject properties are strategically located from a goods movement perspective, as it is close to 
the Regional Truck Route Network (Highway 1, 264 Street and 56 Avenue). However, the site is not 
served by public transit and is not well-connected to the Regional Cycling Network or regional 
pedestrian infrastructure. The majority of trips to and from this location will be made by private 
vehicle. 
 
Should the proposed regional land use designation amendment be approved by the MVRD Board, 
the Township of Langley is encouraged to integrate active transportation facilities into the site 
design and adjacent neighbourhood, while working with the applicant and TransLink to develop 
Transportation Demand Management programs (e.g. vanpools, secure bicycle parking) for future 
commuters to and from the industrial park. 
 
IMPLICATIONS FOR METRO VANCOUVER UTILITY SERVICES 
Below is a summary of anticipated impacts on Metro Vancouver’s utilities. 
 
Liquid Waste Services (GVS&DD) 
The part of the regional system that would receive this flow currently has compromised capacity 
under wet weather conditions. Attenuation would reduce the impact of peak flows, but the volume 
of flow would still contribute to potential Sanitary Sewer Overflows downstream. As part of the 
GVS&DD Board’s 2008 approval to connect East Langley (including Gloucester Estates) to the 
GVS&DD sewer system, the Township of Langley was required to produce a rainwater management 
plan outlining steps to limit Inflow and Infiltration. Metro Vancouver would expect the provisions 
within that plan, as well as any subsequent additional requirements, would be incorporated into the 
development’s servicing. In general, Metro Vancouver encourages the Township of Langley (and all 
contributors), to take the opportunity with new development to implement good water 
management practices, including the use of green infrastructure where practical, to reduce impacts 
on regional sewerage infrastructure. 
 
If the MVRD Board resolves that the application is consistent with the provisions of Metro 2050, or 
amends Metro 2050 accordingly, the Township of Langley will need to submit a Fraser Sewerage 
Area amendment request to the GVS&DD for a full and complete technical review and GVS&DD 
Board consideration. Subsequent to an approved Fraser Sewerage Area amendment, Langley will 
need to submit a Sewer Extension Application outlining the details of each sewer extension. 
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Water Services (GVWD) 
Exact hydraulic impacts cannot be determined as a demand forecast for the proposed development 
has not been included. Based on the Township of Langley’s Development Servicing Bylaw, the 
design maximum day demand for industrial lands is 1.1 lps/ha and, as a starting point, assuming the 
current properties are not using any water from the municipal system, rezoning this 14.59 ha would 
increase demand by about 1.4 ML/day.  
 
In 2021, the Township’s total demand was 17,464 ML/year; historically, 30% to 50% of this demand 
is serviced by their groundwater system. The rezoning would represent a 2% increase in the 
Township’s total water use (both groundwater and from Metro Vancouver’s system). However, the 
Township’s geographic information system appears to show that the properties do have municipal 
drinking water connections. As such, the increase in demand from the rezoning is likely to be less 
than the estimated 1.4 ML/day.  
 
The subject properties are located within the East Langley Water System of the Township of 
Langley, which was connected to the GVWD water system in 2016. East Langley System is supplied 
by the Township’s Willoughby Reservoir and Pump Station, which is predominately fed from the 
GVWD’s Barnston Main and indirectly with water transferred from the Township’s Strawberry 
Reservoir. The closest GVWD connection point is about 15 kilometres away. At this time, the 
impacts of the rezoning on the Metro Vancouver drinking water system are thought to be minimal. 
 
The Township of Langley will be requested to provide their demand forecast, and assessment of the 
impacts to the municipal and regional water systems, as well as their servicing plan for this 
development. 
 
REGIONAL GROWTH STRATEGY AMENDMENT PROCESS AND NEXT STEPS 
If the amendment bylaw receives 1st, 2nd, and 3rd readings, it will then be referred to affected local 
governments and relevant agencies, as well as posted on the Metro Vancouver website for a 
minimum of 45 days for the opportunity for the public to provide comment. Comments received 
will be summarized and included in a report advancing the bylaw to the MVRD Board for 
consideration of final adoption. An updated Regional Context Statement from the Township will be 
considered at the same time as final adoption of the proposed amendment. 
 
ALTERNATIVES 
1. That MVRD Board:  
a) initiate the regional growth strategy amendment process for the Township of Langley’s 

requested regional land use designation amendment from Agricultural to Industrial for the 
lands located at 26477, 26695, 26601, 26575, 26713 – 56 Avenue;26500 Block of 56 Avenue; 
5670 – 264 Street; and 5625 – 268 Street;  

b) give first, second, and third readings to “Metro Vancouver Regional District Regional Growth 
Strategy Amendment Bylaw No. 1364, 2023”; and  

c) direct staff to notify affected local governments as per section 6.4.2 of Metro 2050. 
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2. That the MVRD Board decline the proposed amendment for 26477, 26695, 26601, 26575, 26713 
– 56 Avenue; 26500 Block of 56 Avenue; 5670 – 264 Street; and 5625 – 268 Street and notify 
the Township of Langley of the decision. 

 
FINANCIAL IMPLICATIONS 
If the MVRD Board chooses Alternative 1, there are no financial implications for Metro Vancouver 
related to the acceptance of the Township of Langley’s Type 3 Amendment. If the MVRD Board 
chooses Alternative 2, a dispute resolution process may take place as prescribed by the Local 
Government Act. The cost of a dispute resolution process is prescribed based on the proportion of 
assessed land values. Metro Vancouver would be responsible for most of the associated costs. 
 
SUMMARY/CONCLUSION 
The Township of Langley has requested that the MVRD Board consider a Type 3 amendment to 
Metro 2050 for eight lots totalling 14.59 hectares located immediately northwest of the Gloucester 
Industrial Park. The amendment to redesignate the site from a regional land use of Agricultural to 
Industrial will allow for new industrial uses to be developed, and for the lands to be integrated into 
the Township’s Industrial Park Plan. 
 
Overall, the proposed amendment allows for additional industrial uses, which is consistent with the 
surrounding land use context and ensures employment generating uses in close proximity to the 
Regional Truck Route Network. Staff recommend Alternative 1. 
 
 
Attachments 
1. Township of Langley Report, dated March 13, 2023 (File: 14-07-0056) 
2. Agricultural Land Commission Request for Reconsideration of a Decision, dated March 10, 2020 

(File: 51725) 
3. Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1364, 2023  

 
References 
1. Township of Langley Council Agenda, dated March 13, 2023 (File: 14-07-0056) 
2. Township of Langley Council Agenda, dated March 28, 2022 (File: 14-07-0056) 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MARCH 13, 2023 – REGULAR MEETING REPORT:  23-43 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 14-07-0056
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100209 (CONWEST / 26477,  
26695, 26601, 26575, 26713 – 56 AVENUE, AND 26500 BLOCK  
OF 56 AVENUE, AND 5670 – 264 STREET, AND 5625 – 268 STREET) 

PROPOSAL: 

On November 14, 2022, Council reconsidered third reading of Bylaws No. 5706, 5707, and 5708 
and referred the application to staff “to review with the applicant the Community Amenity 
Contributions to ensure they are proportionate to the value being created”.  In response, the 
applicant has advanced a total proposed voluntary community amenity contribution of 
$22,350,620 including $18,850,620 as a cash contribution instead of providing actual amenity, 
plus transfer of 22710 – 96 Avenue (2.56 ha / 6.33 ac) complete with environmental wetland 
improvements and 1.0 acre of farmable area (estimated value $3,500,000). 

RECOMMENDATIONS: 

That Council consider the applicant’s revised community amenity contribution as described 
in this report and included as Attachment A and Attachment B; 

That should Council consider the applicant’s revised community amenity contribution 
acceptable, Council: 

A) Give third reading to the Langley Official Community Plan Bylaw 1979 No. 1842
Amendment (Gloucester Industrial Park) Bylaw 1988 No. 2556 Amendment (Rural
Plan) Bylaw 1993 No. 3250 Amendment (Conwest) Bylaw No. 5706 and Township
of Langley Zoning Bylaw 1987 No. 2500 Amendment (Conwest) Bylaw No. 5707
rezoning 14.59 ha (36.1 ac) of land located on the north side of 56 Avenue between
264 Street and 268 Street to General Industrial Zone M-2 to facilitate the future
industrial development of the site subject to the following development prerequisites
being satisfied to the acceptance of the Township of Langley unless otherwise
noted prior to final reading:

a. Servicing Agreement being entered into with the Township to engage the
services of qualified professionals and undertake technical studies, as
needed, and to secure required road and utility upgrades and extensions,
including those related to stormwater management, in accordance with the
Township’s Subdivision and Development Servicing Bylaw and other
regulations as applicable to ensure no impact to the surrounding area;

b. Provision of road dedications, widenings, and necessary traffic
improvements in accordance with the Township’s Master Transportation
Plan, Subdivision and Development Servicing Bylaw and the Gloucester
Industrial Park Community Plan;

H.1
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c. Submission of an erosion and sediment control plan and provision of
security in accordance with the Erosion and Sediment Control Bylaw;

d. Provision of a final tree management plan incorporating tree retention,
replacement, protection details, and security in compliance with Subdivision
and Development Servicing Bylaw (Schedule I - Tree Protection);

e. Registration of cross access easements on the existing properties to
accommodate future access from all subject lands to 264 Street, 268 Street,
and 56 Avenue;

f. Provision of an 8 m wide ALR buffer along the northern property line to be
secured by a restrictive covenant registered on title;

g. Approval of the rezoning bylaw by the Ministry of Transportation and
Infrastructure;

h. Approval of the necessary amendments to the Metro Vancouver Regional
Growth Strategy (RGS) and Greater Vancouver Sewerage and Drainage
District;

i. Registration of restrictive covenants:
i. Restricting left-turning movements to and from the existing site to 56

Avenue and 264 Street;
ii. Prohibiting clearing of the site (with the exception of servicing access

areas) until such time as a final tree management plan incorporating
tree retention, replacement, protection details, and security in
compliance with the Subdivision and Development Servicing Bylaw
(Schedule I – Tree Protection), is accepted by the Township;

j. Compliance with the Schedule 3 - Development Permit Areas: Streamside
Protection and Enhancement of the Township OCP;

k. Compliance with the Community Amenity Contributions (CAC) Policy,
comprising a total voluntary community amenity contribution of $22,350,620
in support of the proposed OCP amendment and rezoning comprised of:

i. $18,850,620 as a cash contribution instead of providing actual
amenity, and

ii. Securing transfer of 22710 - 96 Avenue, (2.6 ha / 6.33 acres) to the
Township upon securing any and all required environmental and
Agricultural Land Commission approvals and associated works;

l. Completion of all relevant external agency, federal, provincial, regional, and
Township approvals;

m. Payment of supplemental Rezoning fees, Development Engineering and
Green Infrastructure Service Administration fees, Development Works
Agreement (DWA) and Latecomer charges;

B) That (at the time of third reading of Bylaw No. 5706), Council authorize staff to
advance the application to Metro Vancouver for the proposed amendments to the
Regional Growth Strategy; and

C) That Council grant third reading to Subdivision and Development Servicing Bylaw
2019 No. 5382 Amendment (Conwest) Bylaw No. 5708 (and grant final reading at
time of final reading of Bylaw No. 5707).

EXECUTIVE SUMMARY: 

On November 14, 2022, Council reconsidered third reading of bylaws No. 5706, 5707, and 5708 
and referred the application to staff “to review with the applicant the Community Amenity 
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Contributions to ensure they are proportionate to the value being created.”  In response, the 
applicant has advanced a total voluntary community amenity contribution of $22,350,620 
including $18,850,620 as a cash contribution, instead of providing actual amenity, plus transfer of 
22710 – 96 Avenue (2.56 ha / 6.33 ac) complete with environmental wetland improvements and 
1.0 acre of farmable area (estimated value $3,500,000). 

PURPOSE: 

To provide updated community amenity contribution information for Council consideration of 
Bylaws 5706, 5707, and 5708. 
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DISCUSSION/ANALYSIS: 

The subject bylaws were considered by Council and granted third reading on May 9, 2022 (see 
March 28, 2022 Report to Council in Attachment C for full background).  On November 14, 2022, 
Council passed the following motions: 

N. ITEMS FROM PRIOR MEETINGS

1. Motion to Reconsider

Moved by Mayor Woodward,  
Seconded by Councillor Martens, 

That Council reconsider the following motion: Official Community Plan 
Amendment and Rezoning Application No. 100209 (Conwest / 26477, 26695, 
26601, 26575, 26713 – 56 Avenue and 26500 Block of 56 Avenue and 5670 – 
264 Street and 5625 – 268 Street) Bylaw No. 5706 Bylaw No. 5707 Bylaw No. 
5708 Report 22-26 File 14-07-0056  

CARRIED 

MOTION  
Moved by Councillor Ferguson,  
Seconded by Councillor vanPopta, 

That Council give third reading to “Langley Official Community Plan Bylaw 1979 
No. 1842 Amendment (Gloucester Industrial Park) Bylaw 1988 No. 2556 
Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Conwest) Bylaw 
No. 5706”; “Township of Langley Zoning Bylaw 1987 No. 2500 Amendment 
(Conwest) Bylaw No. 5707”.; and “Subdivision and Development Servicing 
Bylaw 2019 No. 5382 Amendment (Conwest) Bylaw No. 5708”.  

REFERRAL  
Moved by Councillor vanPopta, 
Seconded by Councillor Baillie, 

That Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Gloucester Industrial Park) Bylaw 1988 No. 2556 Amendment (Rural Plan) 
Bylaw 1993 No. 3250 Amendment (Conwest) Bylaw No. 5706”; and “Township 
of Langley Zoning Bylaw 1987 No. 2500 Amendment (Conwest) Bylaw No. 
5707” be referred to staff to review with the applicant the Community Amenity 
Contributions to ensure they are proportionate to the value being created.  

CARRIED  
Councillor Kunst opposed 

The March 28, 2022 report (Attachment C) included the applicant’s proposed community amenity 
contribution at that time as follows: 

“A total of $4.7M that includes: 
- Remnant portion of property with the Agricultural Land Reserve that is surplus to their

required environmental compensation with improvements.  The applicant estimates that
the land and improvements are valued at $2.8M; and,

- $1.9M cash contribution towards trail enhancements and amenities in the Township.”
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The current revised voluntary community amenity contribution as described by the applicant in 
Attachments A and B to this report totals $22,350,620 in support of the proposed OCP 
amendment and rezoning comprised of: 

• $18,850,620 as a cash contribution instead of providing actual amenity, plus
• transfer of 22710 - 96 Avenue, (2.6 ha / 6.33 acres) to the Township upon securing any

and all required environmental and Agricultural Land Commission approvals and
associated works (estimated value $3,500,000).

Policy Considerations: 
In response to Council’s November 14, 2022 motion, the applicant advanced an increased 
proposal for a community amenity contribution in support of the proposed rezoning application.  
Staff note that senior government approvals as outlined in the March 28, 2022 Report to Council 
continue to be required. 

Staff recommend that Council receive this report for information and that recommendations listed 
be considered.     

Respectfully submitted, 

Teresa Hanson  
SENIOR DEVELOPMENT PLANNER  
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A March 3, 2023 Letter from Applicant (Conwest) with Voluntary 
Amenity Contribution 

ATTACHMENT B March 8, 2023 Letter from from Applicant (Lorval) with Voluntary 
Amenity Contribution 

ATTACHMENT C March 28, 2022 Report to Council 
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9785 201 Street 

Langley, BC V1M 3E7 

Tel 604.362.0744 

Fax 604.546.0642 

Mr. Bakken 

Township of Langley 

Re: Lorval Gloucester Property CAC 

Mr. Bakken, 

After careful consideration, Lorval is willing to advance a voluntary contribution of six million 
dollars as a community amenity contribution for our Gloucester properties located at 26713 56th 
Ave, 26695 56th Ave and 5625 268th Street. 

We look forward to this project having a meaningful impact on employment, future taxation revenue 
and the addition of essential industrial space for the Township of Langley. 

Sincerely, 

Shawn Bouchard 
Chief Operating Officer 
Lorval Developments Ltd. 

ATTACHMENT B
H.1
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MARCH 28, 2022 – REGULAR MEETING REPORT: 22-26 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 14-07-0056
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND  

REZONING APPLICATION NO. 100209 (CONWEST / 26477,  
26695, 26601, 26575, 26713 – 56 AVENUE AND 26500  
BLOCK OF 56 AVENUE AND 5670 – 264 STREET AND  
5625 – 268 STREET) 

PROPOSAL: 

Application to amend the Official Community Plan, 
Gloucester Industrial Park Community Plan and the 
Rural Plan to include approximately 14.59 ha  
(36.0 ac) of land for the eight lots located on the 
north side of 56 Avenue between 264 Street and 
268 Street into the Gloucester Community Plan and 
rezone the eight lots to General Industrial Zone M-2 
to accommodate future industrial uses. 

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaws 
No. 5706 and No. 5707 subject to 13 development 
prerequisites being satisfied prior to final reading of 
Bylaw 5707; that Council give first, second, and third 
reading to Bylaw No. 5708; and that staff be 
authorized to schedule the required Public Hearing. 

RATIONALE: 

The subject properties have been 
formally approved by the provincial 
Agricultural Land Commission (ALC) 
for exclusion from the Agricultural 
Land Reserve with the proposal being 
consistent with the overall objectives 
of the Official Community Plan (OCP) 
with respect to creation of employment 
opportunities, and previous Council 
direction. 

ATTACHMENT C
H.1
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RECOMMENDATIONS: 

That Council give first and second reading to the Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Gloucester Industrial Park) Bylaw 1988 No. 2556 Amendment 
(Rural Plan) Bylaw 1993 No. 3250 Amendment (Conwest) Bylaw No. 5706 and Township of 
Langley Zoning Bylaw 1987 No. 2500 Amendment (Conwest) Bylaw No. 5707, rezoning 
14.59 ha (36.1 ac) of land located on the north side of 56 Avenue between 264 Street and 
268 Street to General Industrial Zone M-2 to facilitate the future industrial development of the 
site subject to the following development prerequisites being satisfied to the acceptance of 
the Township of Langley General Manager of Engineering and Community Development, 
unless otherwise noted prior to final reading:  

1. Servicing Agreement being entered into with the Township to engage the services of
qualified professionals and undertake technical studies, as needed, and to secure
required road and utility upgrades and extensions, including those related to stormwater
management, in accordance with the Township’s Subdivision and Development Servicing
Bylaw and other regulations as applicable to ensure no impact to the surrounding area;

2. Provision of road dedications, widenings, and necessary traffic improvements in
accordance with the Township’s Master Transportation Plan, Subdivision and
Development Servicing Bylaw and the Gloucester Industrial Park Community Plan;

3. Submission of an erosion and sediment control plan and provision of security in
accordance with the Erosion and Sediment Control Bylaw;

4. Provision of a final tree management plan incorporating tree retention, replacement,
protection details, and security in compliance with Subdivision and Development
Servicing Bylaw (Schedule I - Tree Protection);

5. Registration of cross access easements on the existing properties to accommodate future
access;

6. Provision of an 8 m wide ALR buffer along the northern property line, to be secured by a
restrictive covenant, registered on title;

7. Approval of the rezoning bylaw by the Ministry of Transportation and Infrastructure;
8. Approval of the necessary amendments to the Metro Vancouver Regional Growth

Strategy (RGS) and Greater Vancouver Sewerage and Drainage District;
9. Registration of restrictive covenants:

a. Restricting left-turning movements to and from the existing site to 56 Avenue and
264 Street;

b. Prohibiting clearing of the site (with the exception of servicing access areas) until
such time as a final tree management plan incorporating tree retention,
replacement, protection details, and security in compliance with the Subdivision
and Development Servicing Bylaw (Schedule I – Tree Protection), is accepted by
the Township;

10. Compliance with the Schedule 3 - Development Permit Areas: Streamside Protection and
Enhancement of the Township OCP;

11. Compliance with the Community Amenity Contributions (CAC) Policy, comprising of
approximately $2,800,000 estimated in relation with environmental benefits associated
with land and proposed improvements (beyond those required pursuant to applicable
regulations as environmental compensation), and a $1,900,000 contribution towards trail
enhancements and amenities in the Township, with a total estimated contribution of
$4,700,000 in support of the proposed rezoning and OCP amendment;
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12. Completion of all relevant external agency, federal, provincial, regional, and Township
approvals;

13. Payment of supplemental Rezoning fees, Development Engineering and Green
Infrastructure service fees, Development Works Agreement (DWA) and Latecomer
charges.

That Council consider the Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Gloucester Industrial Park) Bylaw 1988 No. 2556 Amendment (Rural Plan) Bylaw 1993 No. 3250 
Amendment (Conwest) Bylaw No. 5706 as consistent with the Township’s Five Year Financial 
Plan as updated annually and with Metro Vancouver’s Integrated Liquid Waste Resource 
Management Plan and Integrated Solid Waste and Resource Management Plan, the Housing 
Needs Report, and with the consultation requirement of Official Community Plan Consultation 
Policy (07-160); 

That (at the time of third reading of Bylaw No. 5706) Council authorize staff to advance the 
application to Metro Vancouver for the proposed amendments to the Regional Growth Strategy; 

That Council grant first, second, and third reading to Subdivision and Development Servicing 
Bylaw 2019 No. 5382 Amendment (Conwest) Bylaw No. 5708 (and grant final reading at time of 
final reading of Bylaw No. 5707); and further 

That Council authorize staff to schedule the required public hearing for the Langley Official 
Community Plan Bylaw 1979 No. 1842 Amendment (Gloucester Industrial Park) Bylaw 1988 No. 
2556 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Conwest) Bylaw No. 5706 and 
Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Conwest) Bylaw No. 5707. 

EXECUTIVE SUMMARY: 

Conwest Group, on behalf of the owners, has applied to amend the Official Community Plan 
(OCP) and the Zoning Bylaw in relation to eight properties on the north side of 56 Avenue 
between 264 and 268 Street to accommodate future industrial developments. The subject 
properties have been formally granted approval for exclusion from the Agricultural Land Reserve 
(ALR) as of March 10, 2022, pursuant to ALC Resolution #109/2020.  

On May 10, 2021, Council considered the subject application submitted by Conwest on behalf of 
six of the eight property owners to facilitate an amendment to the OCP for all eight subject 
properties along with a concurrent rezoning application for six of the eight properties. Council did 
not grant first and second reading and referred the application to the June 21, 2021 Council 
Priorities Committee Meeting, where the following resolution was carried: 

“That Council direct staff to hold substantive discussions with the proponent(s) regarding 
community benefits of this project if the decision to proceed with the expansion of 
Gloucester Industrial Park and the Township of Langley urban boundary, and multiple 
community plan amendments.” 

The proponent has subsequently amended the application, working in collaboration with other 
property owners, to include all eight properties not only in relation with the OCP amendment, but  
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also for rezoning purposes, consistent with the ALC resolution and Council direction. In addition, 
the proponents are proposing a community benefit package estimated at approximately $4.7M 
that includes: 

 remnant portion of property within the Agricultural Land Reserve that is surplus to their
required environmental compensation, complete with improvements, estimated by the
proponent at having a total land and improvements value of $2.8M; and

 $1.9M contribution towards trail enhancements and amenities in the Township.

The subject lands are adjacent to, and contiguous with, the Gloucester Estate Industrial Park 
fronting arterial roads with close proximity to Highway 1. The subject application proposes to 
increase the industrial land base in the Township of Langley. Given that the Agricultural Land 
Commission has determined that the subject properties are not suitable for agricultural use, staff 
recommend Council support the application. The application is also consistent with historic 
Council direction.  

An amendment to the Subdivision and Development Servicing Bylaw 2019 No. 5382 is required 
to amend the site’s service level from Level 4 – Rural to Level 1 – Urban. Staff note that an 
amendment to the Metro Vancouver Regional Growth Strategy (RGS) will also be required to 
accommodate the proposal. Further, as the subject properties are located within the referral area 
for Highway 1, approval of the plan amendment bylaw and zoning bylaw by the provincial 
Ministry of Transportation and Infrastructure will also be required. 

Future development permit application(s) will be necessary to allow Council the opportunity to 
review the form, character, and siting of future developments on the site, as well as to establish 
the streamside protection requirements. Staff recommend that the Official Community Plan and 
rezoning amendments be considered subject to the development prerequisites listed in this 
report being satisfied prior to Council’s consideration of final reading of the applicable bylaws. 

PURPOSE: 

The purpose of this report is to provide Council with information and recommendations with 
respect to the proposed Official Community Plan Amendment Bylaw No. 5706, Rezoning Bylaw 
No. 5707 and Subdivision and Development Servicing Bylaw Amendment Bylaw No. 5708. 
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REFERENCE: 

Applicant/Agent: Conwest Group 
401, 1930 Pandora Street 
Vancouver, BC  V5L 0C7 

Owners: Cornerstone Training Stables Inc. 
201, 585 – 16 Street 
West Vancouver, BC  V7V 3R8 

Kang Hyung and Jung Hee Baik 
26477 – 56 Avenue 
Aldergrove, BC  V4W 1P2 

0774606 BC Ltd. 
26030 – 28 Avenue 
Aldergrove, BC  V4W 2Z8 

Taralee Murphy 
29412 Sunvalley Crescent 
Abbotsford, BC  V4X 1J2 

Lorraine Blackall 
PO Box 31067 Thunderbird RPO 
Langley, BC  V1M 0A9 

Brian and Marilyn Woodley 
26695 – 56 Avenue 
Aldergrove, BC  V4W 1P2 

1253522 BC Ltd.  
9785 – 201 Street 
Langley, BC  V1M 3E7 

Legal Description: Lot 4 Except Part Dedicated Road on Plan 
86434;  
Lots 3, 13, 14, 15 And 16; 
Lot 12 Except: Part Dedicated Road on Plan 
85782;  
Lot 11 Except: Part Dedicated Road on Plan 
85670; 
All of Section 7 Township 14 NWD Plan 2492. 

Location and Lot Area: 26695 – 56 Avenue (1.92 ha (4.75 ac)) 
26601 – 56 Avenue (1.92 ha (4.75 ac)) 
26575 – 56 Avenue (1.92 ha (4.75 ac)) 
26500 Block of 56 Avenue (1.92 ha (4.75 ac)) 
26477 – 264 Street (1.78 ha (4.40 ac)) 
5670 – 264 Street (1.83 ha (4.51 ac)) 
26713 – 56 Avenue (1.92 ha (4.75 ac)) 
5625 – 268 Street (1.38 ha (3.42 ac)) 
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Existing Zoning: Rural Zone RU-1 
Min Lot Size: 1.7 ha (4.2 ac)) 

Proposed Zoning: General Industrial Zone M-2 
Min Lot Size: 1,858 m2 (20,000 ft2) 

Official Community Plan (existing): Agriculture 

Official Community Plan (proposed): Industrial 

Rural Plan (existing): Small Farms/Country Estates 

Rural Plan (proposed): Urban 

Gloucester Community Plan (proposed): Service and General Industrial 

Agricultural Land Reserve:  Approval of exclusion granted March 10, 2022 

BACKGROUND / HISTORY: 

The subject lands consist of eight properties that were part of an earlier development application 
in 2009 proposing to be excluded from the provincial Agricultural Land Reserve (ALR). On April 
26, 2010, Council considered and authorized the application to proceed to the Agricultural Land 
Commission (ALC). 

The application was supported by Council in 2009, but the ALC subsequently refused to 
authorize exclusion by Resolution #2623/2010. The applicants pursued legal action and on 
September 26, 2017, the Supreme Court of British Columbia set aside the ALC’s decision and 
ordered the ALC to reconsider the decision. Subsequently, the ALC conditionally authorized 
exclusion by Resolution #109/2020 subject to seven conditions on March 10, 2020. A formal 
approval for the exclusion was granted on March 10, 2022 (Attachment B), as conditions outlined 
by the resolution were completed by the applicant. 

On May 10, 2021, Council considered the subject application submitted by Conwest on behalf of 
six of the property owners to facilitate an amendment to the OCP for the eight subject properties, 
along with a concurrent rezoning application for six of the eight properties. Council did not grant 
first and second reading and referred the application to the June 21, 2021 Council Priorities 
Committee Meeting, where it resolved the following: 

“That Council direct staff to hold substantive discussions with the proponent(s) regarding 
community benefits of this project if the decision to proceed with the expansion of 
Gloucester Industrial Park and the Township of Langley urban boundary, and multiple 
community plan amendments.” 

The proponent has subsequently amended the application to include all eight properties, in 
addition to a proposed community benefit proposal estimated by the proponent to equal $4.7M 
that includes: 

 remnant portion of property within the Agricultural Land Reserve that is surplus to their
required environmental compensation with improvements. The applicant estimates that
the land and improvements are valued at $2.8M; and
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 $1.9M cash contribution towards trail enhancements and amenities in the Township.

Consistent with the current ALC condition, all eight properties have been included in OCP Plan 
Amendment Bylaw No. 5706, subject to Council’s consideration, and will form part of the 
subsequent Metro Vancouver Regional Growth Strategy (RGS) amendment application process.  

DISCUSSION / ANALYSIS: 

To accommodate the proposal to develop the subject lands for industrial purposes, the applicant 
has applied for amendments to the Township’s Official Community Plan (OCP), Gloucester 
Industrial Park Community Plan, and Rural Plan. Staff note that an amendment to the Metro 
Vancouver Regional Growth Strategy (RGS) is also required.  

The subject lands are currently zoned Rural Zone RU-1, designated Small Farms/Country 
Estates in the Rural Plan and accommodate rural residential uses. The subject lands have 
frontage on 56 Avenue, 264 Street, 268 Street, and are located adjacent to the northwest 
boundary of Gloucester Industrial Park. According to preliminary information provided by the 
applicant, the subject site accommodates wetted areas and an unclassified watercourse. 
Protection of watercourses in accordance with Schedule 3 of the Township’s OCP and senior 
government regulation is noted as a condition of rezoning and is discussed further below.  

The applicant indicates future development permit(s) will allow Council the opportunity to review 
the form, character, and siting of any development. 

Staff note that the proposed plan amendment and rezoning bylaw will require authorization from 
the Ministry and Transportation and Infrastructure as the subject lands are located in the referral 
area of Highways 1 and 13. 

Adjacent Uses: 
North:  Eight rural residential properties, zoned Rural Zone RU-1, designated Small 

Farms/Country Estates in the Rural Plan and located within the ALR; 
South:  56 Avenue, beyond which are industrial properties zoned General Industrial Zones 

M-2A and M-2B, designated Service and General Industrial in the Gloucester
Industrial Park Community Plan and not located with the ALR. Four commercial
properties zoned Service Commercial Zone C-3, designated Commercial in the
Gloucester Industrial Park Community Plan and not located within the ALR;

East:  268 Street, beyond which are industrial properties zoned General Industrial Zone 
M-2A and designated Service and General Industrial in the Gloucester Industrial Park
Community Plan and not located within the ALR;

West: 264 Street, beyond which are two properties zoned Rural Zone RU-1, designated 
Small Farms/Country Estates in the Rural Plan and located within the ALR. 

Official Community Plan Amendment: 
OCP Amendment Bylaw No. 5706 amends the OCP by redesignating all eight properties on the 
north side of 56 Avenue between 264 Street and 268 Street from Agriculture to Industrial. The  
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subject lands are currently designated Agriculture in the OCP which intends to limit development 
of lands for other uses as per the below excerpt, however the ALC has granted approval for 
removal of the lands from the ALR. 

2.2.3. Limit the subdivision of agricultural land, as set out in the Rural 
Plan, subject to the approval of the Agricultural Land Commission for 
land within the ALR. Commercial, industrial, and institutional uses are 
not encouraged in this designation, except in conformity with the Rural 
Plan and subject to the approval of the Agricultural Land Commission. 

The OCP Section 2.4 - Land Use Designations states that: 

Provision of employment is an important consideration for both the 
Township and the region as a whole. Areas designated Industrial or 
Mixed Employment are intended to provide industrial, commercial, and 
other employment opportunities. Industrial and Mixed Employment areas 
are located in Northwest Langley, Carvolth, Gloucester, Aldergrove, 
Willoughby, Willowbrook, and Murrayville.  

The OCP anticipates industrial lands to be used for the following uses identified in Section 
2.4.11:  

Areas designated as Industrial are intended for manufacturing and 
warehousing activities, and in some cases office use, subject to policies 
in community plans. Retail activities directly related and accessory to 
industrial uses, and limited commercial activities supporting industrial 
activities, may be considered subject to policies in community plans. 
Residential uses are limited to one dwelling unit per lot for use by an 
owner, manager, or caretaker. Other commercial or residential uses are 
not permitted.  

The OCP outlines goals for employment lands in Section 3.7 - Employment Land Goals: 

● 3.7.2 Ensure a long-term supply of employment lands is maintained,
with a match between available land and the requirements of future
market demand.

● 3.7.4. Encourage industrial development that has a high employment
ratio

● 3.7.6. Consider designation of new employment lands where
appropriate.

The proposal is, in staff’s opinion, consistent with the above goals identified in the OCP regarding 
industrial land uses.  

Gloucester Industrial Park Community Plan and Rural Plan Amendments: 
The eight subject properties are currently designated Small Farms/Country Estates in the 
Rural Plan. OCP Amendment Bylaw No. 5706 amends the Rural Plan by removing the 
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properties from the Rural Plan and including them in the Gloucester Industrial Park Community 
Plan and further, by designating the properties as Service and General Industrial in the 
Gloucester Industrial Park Community Plan. This designation anticipates uses such as:  

“warehousing, wholesaling and distribution, light manufacturing, technical and 
educational uses, office and business uses, private utilities, processing and 
manufacturing of goods.” 

This designation is also noted as a mandatory Development Permit area in the plan 
requiring issuance of a Development Permit prior to issuance of a Building Permit. 

Metro 2040 – Metro Vancouver Regional Growth Strategy (RGS): 
The subject lands are designated Agriculture in the RGS. This designation typically aligns with 
the boundary of the ALR and is intended to protect the existing agricultural land base for 
agricultural uses and food production. As the ALC has approved exclusion of the subject lands 
from the ALR. Given the proposed plan amendment and the need for the Township’s OCP to 
align with the RGS, an amendment to the RGS is necessary to accommodate the proposed shift 
to industrial land use.  

The RGS states that additional industrial lands are needed in the region to meet the day to day 
needs of the population: 

Market pressure to convert industrial lands to office, retail and housing has resulted in 
a diminished supply of industrial land in the region, while demand for land for 
industrial activities continues to increase as the population and economy of the region 
grow. Many industries provide for the day-to-day needs of the region’s population, 
such as repair and servicing activities, and renovation and construction functions for 
shops, homes, hotels and restaurants. Additional lands are needed for container 
storage, freight forwarding, warehouses, and other distribution functions. 

The OCP must align with the RGS and the Regional Context Statement Section 1.1.7(3) of the 
OCP provides guidance for redesignating land from Agriculture to Industrial as outlined below: 

a) the proposed use is consistent with the general intent of the ‘Industrial’ land use
designation contained in the Township of Langley’s OCP;

b) the subject site is no more than 10 hectares in size;
c) the subject site is contiguous with the existing Urban Containment Boundary

specified in the Regional Growth Strategy; and
d) the subject site is not contiguous with a site previously re-designated pursuant to

Revised Context Statement Section 1.1.7.

The proposal generally aligns with the above criteria as the subject lands are contiguous with the 
urban containment boundary specified in the RGS and is not contiguous with a site previously  
re-designated though larger than 10 ha in size (14.59 ha). Further, the Township’s Employment 
Lands Study (completed in 2010) identified expansion of industrial lands in Gloucester as a  
long-term strategy to increase employment opportunities.  
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A Type 3 - Minor Amendment to the RGS requires ‘a simple majority weighted vote and no 
regional public hearing’ as identified in Section 6.3.4(f) of the RGS below:  

6.3.4(f) For sites that are contiguous with, or within, the Urban Containment Boundary 
and are not within the Agricultural Land Reserve, amendment from Agricultural or 
Rural land use designations to Industrial land use designation, and associated Urban 
Containment Boundary adjustments; 

Should Council grant third reading to the subject application, staff will advance application to 
Metro Vancouver for consideration of the necessary amendments to the RGS and the Greater 
Vancouver Sewerage and Drainage District (GVS & DD) catchment in order to accommodate the 
proposed change in land use.  

Voluntary Community Benefit Contribution: 
In response to the referral motion from the June 21, 2021 Council Priorities Committee, the 
applicant is proposing a comprehensive community benefit package (Attachment C), which the 
applicant estimates as having an overall value of approximately $4.7M and includes: 

 A remnant portion of property with improvements within the ALR that is surplus to the
currently proposed off-site required environmental compensation related to the
development site. The applicant estimates that the total value of the land and
improvements (‘amenity facility / learning farm / public access’) is valued at $2.8M; and

 A $1.9M cash contribution towards trail enhancements and amenities in the Township or,
any other projects as deemed appropriate by staff, subject to Council approval.

As noted earlier in this report, the subject development lands include wetted areas and an 
unclassified watercourse which require streamside protection and enhancement areas. The 
applicant has indicated to date that proposed ‘community benefit’ lands (22710 – 96 Avenue) 
have been acquired in part to satisfy the required environmental compensation requirements 
from the proposed development site and as such is subject to Council’s consideration of the 
Streamside Protection and Enhancement Area Development Permit process (included as a 
development prerequisite). The environmental compensation area required, which is further 
described below in the Environmental Considerations section, accounts for most of this property. 
The enhancement of the remainder of the subject property, which includes a barn and farm 
improvements, is proposed to be included as a community benefit as part of the application. 

Staff note that as the proposed ‘community benefit’ property is located within the ALR, 
confirmation from the ALC that the proposed land uses do not require any ALC (or subsequent 
Township) use approvals is included as a development prerequisite.  

The applicant indicates that the value associated with this remnant portion of the property and 
the proposed improvements is approximately $2.8M. Acknowledging the ongoing operating costs 
of this portion of the proposal, a $500,000 cash contribution towards operating costs is included. 
Operating costs estimated at $50,000 per year x 10 years is proposed. Staff note should the 
Township assume ownership of the lands, costs may exceed this amount and be beyond a  
10-year time horizon.
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Agricultural Land Reserve: 
The properties forming part of the subject application have been approved for exclusion from the 
ALR on March 10, 2022 by Decision #109/2020. As a condition of exclusion, the proponent will 
be required to construct an 8 m (26 ft) wide ALR buffer along the northern property line, 
consistent with the Ministry of Agriculture Guide to Edge Planning, also noted as a condition of 
rezoning. 

Official Community Plan Consultation Policy: 
Council’s Official Community Plan Consultation Policy 07-160 requires Council to consider the 
OCP amendment in conjunction with the financial plan, housing needs report, and any applicable 
waste management plan. Staff recommend that Council consider the proposed OCP amendment 
consistent with the Township’s financial plans (both operating and capital) and Metro 
Vancouver’s Waste Management Plans. 

Zoning Amendment: 
Bylaw No. 5707 proposes to rezone the subject properties to General Industrial Zone M-2. The 
General Industrial Zone M-2 aligns with the proposed Service and General Industrial designation 
and permits general industrial uses, as defined in the Zoning Bylaw in addition to those industrial 
uses accommodated in Service Industrial Zone M-1A. The proposed development complies with 
the minimum parcel size provisions of the General Industrial Zone M-2. 

Public Consultation: 
Policy 07-164 requires the subject application to hold a Public Information Meeting prior to 
proceeding to Council. Results of the Developer Held Public Information Meeting were compiled 
and are provided in Attachment E. 

Servicing: 
The subject property is designated Service Level 4 – Rural. Bylaw No. 5708 proposes to amend 
the Subdivision Development Servicing Bylaw to designate the subject site as Service Level  
1 – Urban. 

As a condition of final reading, the applicant will be required to confirm the adequacy of the 
sanitary sewer, storm sewer, and water main for the proposed use, in compliance with the 
Township’s Subdivision and Development Servicing Bylaw. 

The applicant is required to enter into a Servicing Agreement and engage the services of 
qualified professional as needed to undertake technical analyses and provide recommendations, 
and to secure works and services such as construction of road works, greenways, tree 
replacement, stormwater management including provision of detention facilities, utility upgrades 
and/or extensions. 

Road dedications, widening, and necessary traffic improvements (both on-site and off-site 
informed by a traffic impact study), as well as all utility upgrades, extensions and expansions will 
be required in accordance with the Subdivision and Development Servicing Bylaw, the Master 
Transportation Plan and all relevant regulations, to ensure no negative impact to the surrounding 
area. 
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The applicant will also be required to provide erosion and sediment control measures in 
accordance with the Erosion and Sediment Control Bylaw. 

Tree Protection/Replacement:  
Tree protection and replacement is required in accordance with the Township’s Subdivision and 
Development Servicing Bylaw (Schedule I – Tree Protection). The applicant has not provided any 
information regarding tree protection matters with their application package. Final tree retention, 
protection, and replacement plans are subject to the final acceptance of the Township. This 
requirement has been included in the list of development prerequisites to be completed prior to 
final reading of the rezoning bylaw. 

Environmental Considerations: 
According to preliminary information provided by the applicant, the subject development site 
accommodates wetted areas and an unclassified watercourse. Protection of watercourses in 
accordance with Schedule 3 of the Township’s OCP and senior government regulation is noted 
as a development prerequisite. 

Typically, protection of environmentally sensitive areas occurs within the boundaries of a 
development site. In this particular case, the proponent is seeking to provide the compensation 
off-site. The applicant has acquired another property (22710 – 96 Avenue) more than 10 km 
away and within the ALR. They are proposing to complete their required environmental 
compensation works on that parcel. The proposed location for compensation is adjacent to the 
Salmon River and the applicant’s qualified environmental professional indicates the subject 
property ‘appears to have excellent potential for the creation of off-channel habitat that can 
benefit fish species, particularly coho and Salish sucker, and possibly chum.’ (Attachment D).  

Although staff recognize the potential significant environmental benefits associated with the 
proposal, it differs from senior government ‘like-for-like and on-site or in-proximity offsetting’ 
guidance and policy. The proposal also differs from the recently adopted Environmental 
Improvements on Municipal Lands Policy with respect to long-term operation, maintenance, and 
liability costs transferred to the Township and the financial compensation component of the policy 
where the amount of financial compensation is the greater of the value added to the proponent’s 
initial property (industrial lands) or the loss in market value on the new property (agricultural 
lands).  

Should the proposed environmental compensation works be supported by Council the applicant 
would require Council’s approval of a watercourse protection development permit.   

The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township. These 
environmental objectives are supported by policy and guidance outlined in the Township’s 
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of the 
OCP, Erosion and Sediment Control Bylaw, and Subdivision and Development Servicing Bylaw 
(Schedule I – Tree Protection) which promote sound environmental management practices and 
outline Township environmental performance expectations. The provision of stormwater 
management and sediment control measures and compliance with the Township’s Subdivision 
and Development Servicing Bylaw (Schedule I – Tree Protection) satisfies the objectives of the 
Sustainability Charter. 
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Intergovernmental Implications: 
As the subject site is located within 800 m of controlled access highways (Highway 1 and 13), 
approval of Bylaws No. 5706 and 5707 by the Ministry of Transportation and Infrastructure 
(MOTI) is required prior to Council’s consideration of final reading. 

Exterior Lighting Impact Policy: 
As the subject site is located within 150 m (498 ft) of land designated for rural residential 
purposes, compliance with the Township’s Exterior Lighting Impact Policy is required. Provision 
of an exterior lighting impact plan prepared by an electrical engineer to the acceptance of the 
Township would be required prior to the issuance of any building permit. 

Policy Considerations: 
The proposed amendments to the OCP, Gloucester Industrial Park Community Plan, Rural Plan, 
RGS, Subdivision and Development Servicing Bylaw and proposed rezoning will enable future 
industrial development of the subject lands. 

The subject lands are contiguous with the Gloucester Plan area and have been approved for 
exclusion from the ALR.  Accordingly, the shift in land use from rural to industrial will increase the 
supply of employment land in the Township.  

The proposed development is compatible with the overall objectives of the Township’s Official 
Community Plan, Gloucester Industrial Park Community Plan, and the Regional Growth Strategy. 
Therefore, staff recommend Council grant first and second reading to Bylaws No. 5706 and 5707 
subject to 13 development prerequisites; first, second, and third reading to Bylaw No. 5708; and 
that staff be authorized to schedule the required public hearing.  

Respectfully submitted, 

Ruby Sandher 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A May 10, 2021 Regular Council Report 
ATTACHMENT B ALC Decision #51725 
ATTACHMENT C Voluntary Amenity Contribution 
ATTACHMENT D Environmental Compensation Proposal 
ATTACHMENT E PIM Summary 
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REPORT TO 
MAYOR AND COUNCIL 

PRESENTED: MAY 10, 2021 – REGULAR MEETING REPORT: 21-56 
FROM: COMMUNITY DEVELOPMENT DIVISION FILE: 14-07-0056
SUBJECT: OFFICIAL COMMUNITY PLAN AMENDMENT AND 

REZONING APPLICATION NO. 100209 (CONWEST / 26477, 
26695, 26601, 26575, 26713 – 56 AVENUE AND 26500  
BLOCK OF 56 AVENUE AND 5670 – 264 STREET AND  
5625 – 268 STREET) 

PROPOSAL: 

Application to amend the Official Community Plan, 
Gloucester Industrial Park Community Plan and 
Rural Plan to include approximately 14.59 ha (36.0 
ac) of land for the eight (8) lots located on the north 
side of 56 Avenue between 264 Street and 268 
Street into the Gloucester Community Plan and 
rezone six (6) of the eight (8) lots to General 
Industrial Zone M-2 to accommodate future 
industrial uses. 

RECOMMENDATION SUMMARY: 

That Council give first and second reading to Bylaws 
No. 5706 and No. 5707 subject to 11 development 
prerequisites being satisfied prior to final reading of 
Bylaw 5707; that Council give first, second, and 
third readings to Bylaw No. 5708; and that staff 
be authorized to schedule the required Public 
Hearing. 

RATIONALE: 

The subject properties are 
conditionally approved by the 
provincial Agricultural Land 
Commission for exclusion from 
the Agricultural Land Reserve, 
with the proposal being consistent 
with the overall objectives of the 
Official Community Plan with 
respect to creation of employment 
opportunities. 
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RECOMMENDATIONS: 

That Council give first and second reading to the Langley Official Community Plan Bylaw 
1979 No. 1842 Amendment (Gloucester Industrial Park) Bylaw 1988 No. 2556 Amendment 
(Rural Plan) Bylaw 1993 No. 3250 Amendment (Conwest) Bylaw 2021 No. 5706 and 
Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Conwest) Bylaw 2021  
No. 5707, rezoning 11.56 ha (27.8 ac) of land located at the northeast corner of 264 Street 
and 56 Avenue to General Industrial Zone M-2 to facilitate the future industrial development 
of the site subject to the following development prerequisites being satisfied to the 
acceptance of the Township of Langley General Manager of Engineering and Community 
Development, unless otherwise noted prior to final reading:  

1. Servicing Agreement being entered into with the Township to secure required road and
utility upgrades and extensions, including those related to storm water management, in
accordance with the Township’s Subdivision and Development Servicing Bylaw;

2. Provision of road dedications, widenings, and necessary traffic improvements in
accordance with the Township’s Master Transportation Plan, Subdivision and
Development Servicing Bylaw and the Gloucester Industrial Park Community Plan;

3. Submission of an erosion and sediment control plan and provision of security in
accordance with the Erosion and Sediment Control Bylaw;

4. Provision of a final tree management plan incorporating tree retention, replacement,
protection details, and security in compliance with Subdivision and Development
Servicing Bylaw (Schedule I - Tree Protection);

5. Registration of cross access easements on the existing properties to accommodate future
access;

6. Provision of an 8 m wide ALR buffer along the northern property line and secured by
restrictive covenant;

7. Approval of the rezoning bylaw by the Ministry of Transportation and Infrastructure;
8. Approval of the necessary amendments to the Metro Vancouver Regional Growth

Strategy and Greater Vancouver Sewerage and Drainage District;
9. Registration of restrictive covenants:

a. Restricting left hand turning movements to and from the existing site to 56 Avenue
and 264 Street;

b. Prohibiting clearing of the site (with the exception of servicing access areas) until
such time as a final tree management plan incorporating tree retention,
replacement, protection details, and security in compliance with the Subdivision
and Development Servicing Bylaw (Schedule I – Tree Protection), is accepted by
the Township;

10. Compliance with the Schedule 3 - Development Permit Areas: Streamside Protection and
Enhancement of the Township OCP;

11. Payment of supplemental Rezoning fees, Development Engineering and Green
Infrastructure service fees, Development Works Agreement (DWA) and Latecomer
charges.

That Council consider that Langley Official Community Plan Bylaw 1979 No. 1842 Amendment 
(Gloucester Industrial Park) Bylaw 1988 No. 2556 Amendment (Rural Plan) Bylaw 1993 No. 3250 
Amendment (Conwest) Bylaw 2021 No. 5706  is consistent with the Township’s Five Year 
Financial Plan as updated annually and with Metro Vancouver’s Integrated Liquid Waste 
Resource Management Plan and Integrated Solid Waste and Resource Management Plan, the 
Housing Needs Report and with the consultation requirement of Official Community Plan 
Consultation Policy (07-160); 
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That (at time of third reading of Bylaw No. 5706) Council authorize staff to advance the 
application to Metro Vancouver for the proposed amendments to the Regional Growth Strategy; 

That Council grant first, second and third reading to Subdivision and Development Servicing 
Bylaw 2019 No. 5382 Amendment (Conwest) Bylaw 2021 No. 5708 (and grant final reading at 
time of final reading of Bylaw No. 5707); and 

That Council authorize staff to schedule the required public hearing for the Langley Official 
Community Plan Bylaw 1979 No. 1842 Amendment (Gloucester Industrial Park) Bylaw 1988 No. 
2556 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Conwest) Bylaw 2021 No. 
5706 and Township of Langley Zoning Bylaw 1987 No. 2500 Amendment (Conwest) Bylaw 2021 
No. 5707. 

EXECUTIVE SUMMARY: 

The Conwest Group has applied to amend the Official Community Plan (OCP) and rezone six (6) 
of the eight (8) properties on the north side of 56 Avenue between 264 and 268 Street to 
accommodate future industrial development. All eight (8) subject properties on the north side of 
56 Avenue between 264 Street and 268 Street were granted conditional approval for exclusion 
from the Agricultural Land Reserve March 10, 2020 by ALC Resolution #109/2020. Accordingly, 
an Official Community Plan amendment is being advanced on all eight (8) properties to align with 
the ALC resolution, support Township policy and provide for regulatory processing efficiency. 

The subject lands are adjacent to the Gloucester Estate Industrial Park fronting arterial roads 
with close proximity to Highway 1. The subject application proposes to increase the industrial 
land base in the Township of Langley and given that the Agricultural Land Commission has 
determined that the subject properties are not suitable for agricultural use, staff recommend 
Council support the application. 

An amendment to the Subdivision and Development Servicing Bylaw 2019 No. 5382 is required 
to amend the site’s service level from Level 4 – Rural to Level 1 – Urban. Staff note that an 
amendment to the Metro Vancouver Regional Growth Strategy (RGS) will also be required to 
accommodate the proposal. Further, as the subject properties are located within the referral area 
for Highway 1, approval of the plan amendment bylaw and zoning bylaw by the Ministry of 
Transportation and Infrastructure will also be required. 

Future development permit application(s) will be necessary to allow Council the opportunity to 
review the form and character of future development of the site. Staff recommend that the Official 
Community Plan and rezoning amendments be considered subject to the development 
prerequisites listed in this report being satisfied prior to Council’s consideration of final reading of 
the applicable bylaw(s). 

PURPOSE: 

This report is to provide Council with information and recommendations with respect to the 
proposed Official Community Plan Amendment Bylaw No. 5706, Rezoning Bylaw No. 5707 and 
Subdivision and Development Servicing Bylaw Amendment Bylaw No. 5708. 
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SUBJECT 
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PROPERTIES SUBJECT TO THE PROPOSED OCP AMENDMENT 

PROPERTIES SUBJECT TO THE PROPOSED ZONING BYLAW AMENDMENT 

SUBJECT 

SUBJECT 
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PRELIMINARY SITE PLAN – SUBMITTED BY APPLICANT 
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REFERENCE: 

Applicant/Agent: Conwest Group 
401, 1930 Pandora Street 
Vancouver, BC  V5L 0C7 

Owners: Cornerstone Training Stables Inc. 
201, 585 – 16 Street 
West Vancouver, BC  V7V 3R8 

Kang Hyung and Jung Hee Baik 
26477 – 56 Avenue 
Aldergrove, BC  V4W 1P2 

0774606 BC Ltd. 
26030 – 28 Avenue 
Aldergrove, BC  V4W 2Z8 

Taralee Murphy 
29412 Sunvalley Crescent 
Abbotsford, BC  V4X 1J2 

Lorraine Blackall 
PO Box 31067 Thunderbird RPO 
Langley, BC  V1M 0A9 

Brian and Marilyn Woodley 
26695 – 56 Avenue 
Aldergrove, BC  V4W 1P2 

1253522 BC Ltd.  
9785 – 201 Street 
Langley, BC  V1M 3E7 

Legal Description: Lot 4 Except Part Dedicated Road on Plan 
86434;  
Lots 3, 13, 14, 15 And 16; 
Lot 12 Except: Part Dedicated Road on Plan 
85782;  
Lot 11 Except: Part Dedicated Road on Plan 
85670; 
All of Section 7 Township 14 NWD Plan 2492. 

Location and Lot Area: 26695 – 56 Avenue (1.92 ha (4.75 ac)) 
26601 – 56 Avenue (1.92 ha (4.75 ac)) 
26575 – 56 Avenue (1.92 ha (4.75 ac)) 
26500 Block of 56 Avenue (1.92 ha (4.75 ac)) 
26477 – 264 Street (1.78 ha (4.40 ac)) 
5670 – 264 Street (1.83 ha (4.51 ac)) 
26713 – 56 Avenue (1.92 ha (4.75 ac)) 
5625 – 268 Street (1.38 ha (3.42 ac)) 
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Existing Zoning: Rural Zone RU-1 
Min Lot Size: 1.7 ha (4.2 ac)) 

Proposed Zoning: General Industrial Zone M-2 
Min Lot Size: 1,858 m2 (20,000 ft2) 

Official Community Plan (existing): Agriculture 

Official Community Plan (proposed): Industrial 

Rural Plan  (existing): Small Farms/Country Estates 

Rural Plan (proposed): Urban 

Gloucester Community Plan (proposed): Service and General Industrial 

Agricultural Land Reserve:  In the Agricultural Land Reserve 
(Conditional approval of exclusion granted 
Mar 10, 2020). 

BACKGROUND / HISTORY: 
The subject lands consist of eight (8) properties that were part of an earlier development 
application in 2009 proposing to be excluded from the provincial Agricultural Land Reserve 
(ALR).  On April 26, 2010 Council considered and authorized the application to proceed to the 
Agricultural Land Commission (ALC). The ALC subsequently refused to authorize exclusion by 
Resolution #2623/2010. The applicants pursued legal action and on September 26, 2017, the 
Supreme Court of British Columbia set aside the ALC’s decision and ordered the ALC to 
reconsider the decision. Subsequently, the ALC conditionally authorized exclusion of the subject 
properties by Resolution #109/2020 dated March 10, 2020 (Attachment A) subject to: 

● Provision of a buffer and fence along the northern property line;
● All properties be excluded from the ALR at once; and
● Provision of a drainage plan.

The applicant (Conwest) has assembled six (6) of the subject eight (8) properties that were 
conditionally approved for exclusion by the ALC. As noted above, the ALC has noted a condition 
that all eight (8) properties be excluded from the ALR at the same time. The applicant to date has 
only been able to secure six (6) of the properties and have applied to the ALC for reconsideration 
of Resolution #109/2020 in order to request that the proposed exclusion of the subject six (6) 
properties be allowed to proceed separately from the remaining two (2) properties located at 
26713 - 56 Avenue and 5625 - 264 Street.  

Consistent with the current ALC condition and for process efficiencies, all eight (8) properties 
have been included in OCP Plan Amendment Bylaw No. 5706; subject to Council’s 
consideration, will form part of the subsequent Metro Vancouver Regional Growth Strategy 
(RGS) amendment. The remaining two (2) properties (26713 - 56 Avenue and 5625 - 264 Street) 
conditionally approved for exclusion are not included within the scope of the proposed Rezoning 
Bylaw No. 5707. 
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DISCUSSION / ANALYSIS: 

To accommodate the proposal to develop the subject lands for industrial purposes, the applicant 
has applied for amendments to the Township’s Official Community Plan (OCP), Gloucester 
Industrial Park Community Plan and Rural Plan.  Staff note that an amendment to the Metro 
Vancouver Regional Growth Strategy (RGS) is also required.  

The subject lands are currently zoned Rural Zone RU-1, designated Small Farms/Country 
Estates in the Rural Plan and accommodate rural residential uses. The subject lands have 
frontage on 56 Avenue, 264 Street and 268 Street and located adjacent to the northwest 
boundary of Gloucester Industrial Park. According to preliminary information provided by the 
applicant, the subject site accommodates wetted areas and an unclassified watercourse. 
Protection of watercourses in accordance with Schedule 3 of the Township’s OCP and senior 
government regulation is noted as a condition of rezoning. A preliminary site plan has been 
submitted by the applicant for the six (6) properties in their current assembly and is included in 
this report.  

The applicant indicates future development permit(s) will allow Council the opportunity to review 
the form, character and siting of any development. 

Staff note that the proposed plan amendment and rezoning bylaw will require authorization from 
the Ministry and Transportation and Infrastructure, as the subject lands are located in the referral 
area of Highways 1 and 13. 

The applicant has provided the following information with their application identifying that: 

The rezoning application represents 28 acres of future industrial land.  This rezoning 
application aligns with the goals set out by Metro Vancouver in the Regional Growth 
Study as well as the Township of Langley’s Economic Development strategy.  Under 
typical industrial development assumptions, these lands will provide hundreds of full 
time jobs. This rezoning will also help achieve the goals set out in the Townships 
Economic Development Strategy, namely: 

• Help create additional jobs so that there are more jobs than working residents
to maintain employment opportunities for local workers.

• Maintain the diversity of the local economy by helping existing companies to
expand and by attracting new industries.

Adjacent Uses: 
North: Eight (8) rural residential properties, zoned Rural Zone RU-1, designated Small 

Farms/Country Estates in the Rural Plan and located within the ALR; 

South: 56 Avenue, beyond which are industrial properties zoned General Industrial Zones 
M-2A and M-2B, designated Service and General Industrial in the Gloucester
Industrial Park Community Plan and not located with the ALR. Four (4) commercial
properties zoned Service Commercial Zone C-3, designated Commercial in the
Gloucester Industrial Park Community Plan and not located within the ALR;

East: 268 Street, beyond which are industrial properties zoned General Industrial Zone 
M-2A and designated Service and General Industrial in the Gloucester Industrial Park
Community Plan and not located within the ALR;
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West: 264 Street, beyond which are two (2) properties zoned Rural Zone RU-1, designated 
Small Farms/Country Estates in the Rural Plan and located within the ALR. 

Official Community Plan Amendment: 
For processing efficiency and consistency with the conditions of the ALC, OCP Amendment 
Bylaw No. 5706 amends the OCP by redesignating all eight (8) properties on the north side of 56 
Avenue between 264 Street and 268 Street from Agriculture to Industrial. The subject lands are 
currently designated Agriculture in the OCP which intends to limit development of lands for other 
uses as per the below excerpt, however the ALC has granted conditional approval for removal of 
the lands from the ALR. 

2.2.3. Limit the subdivision of agricultural land, as set out in the Rural 
Plan, subject to the approval of the Agricultural Land Commission for 
land within the ALR. Commercial, industrial, and institutional uses are 
not encouraged in this designation, except in conformity with the Rural 
Plan and subject to the approval of the Agricultural Land Commission. 

The OCP Section 2.4 - Land use designations states that: 

Provision of employment is an important consideration for both the 
Township and the region as a whole. Areas designated Industrial or 
Mixed Employment are intended to provide industrial, commercial, and 
other employment opportunities. Industrial and Mixed Employment areas 
are located in Northwest Langley, Carvolth, Gloucester, Aldergrove, 
Willoughby, Willowbrook, and Murrayville.  

The OCP anticipates industrial lands to be used for the following uses identified in Section 
2.4.11:  

Areas designated as Industrial are intended for manufacturing and 
warehousing activities, and in some cases office use, subject to policies 
in community plans. Retail activities directly related and accessory to 
industrial uses, and limited commercial activities supporting industrial 
activities, may be considered subject to policies in community plans. 
Residential uses are limited to one dwelling unit per lot for use by an 
owner, manager, or caretaker. Other commercial or residential uses are 
not permitted.  

The OCP outlines goals for employment lands in Section 3.7 - Employment Land Goals: 

● 3.7.2 Ensure a long-term supply of employment lands is maintained,
with a match between available land and the requirements of future
market demand.

● 3.7.4. Encourage industrial development that has a high employment
ratio

● 3.7.6. Consider designation of new employment lands where
appropriate.

The proposal is, in staff’s opinion, consistent with the above goals identified in the OCP regarding 
industrial land uses.  
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Gloucester Industrial Park Community Plan and Rural Plan Amendments: 
The eight (8) subject properties are currently designated Small Farms/Country Estates in the 
Rural Plan. For processing efficiency and consistency with the conditions of the ALC, OCP 
Amendment Bylaw No. 5706 amends the Rural Plan by removing the properties from the Rural 
Plan and including them in the Gloucester Industrial Park Community Plan. Further, by 
designating the properties as Service and General Industrial in the Gloucester Industrial Park 
Community Plan. This designation anticipates uses such as:  

“warehousing, wholesaling and distribution, light manufacturing, technical and 
educational uses, office and business uses, private utilities, processing and 
manufacturing of goods.” 

This designation is also noted as a mandatory Development Permit area in the plan 
requiring issuance of a Development Permit prior to issuance of a Building Permit. 

Metro Vancouver Regional Growth Strategy: 
The subject lands are designated Agriculture in the RGS. This designation typically aligns with 
the boundary of the ALR and is intended to protect the existing agricultural land base for 
agricultural uses and food production. As the ALC has conditionally approved exclusion of the 
subject lands from the ALR. Given the proposed plan amendment and the need for the 
Township’s OCP to align with the RGS, an amendment to the RGS is necessary to 
accommodate the proposed shift to industrial land use.  

The RGS states that additional industrial lands are needed in the region to meet the day to day 
needs of the population: 

Market pressure to convert industrial lands to office, retail and housing has resulted in 
a diminished supply of industrial land in the region, while demand for land for 
industrial activities continues to increase as the population and economy of the region 
grow. Many industries provide for the day-to-day needs of the region’s population, 
such as repair and servicing activities, and renovation and construction functions for 
shops, homes, hotels and restaurants. Additional lands are needed for container 
storage, freight forwarding, warehouses, and other distribution functions. 

The OCP must align with the RGS and the Regional Context Statement Section 1.1.7(3) of the 
OCP provides guidance for redesignating land from Agriculture to Industrial as outlined below: 

a) the proposed use is consistent with the general intent of the ‘Industrial’ land use
designation contained in the Township of Langley’s OCP;

b) the subject site is no more than 10 hectares in size;
c) the subject site is contiguous with the existing Urban Containment Boundary

specified in the Regional Growth Strategy; and
d) the subject site is not contiguous with a site previously re-designated pursuant to

Revised Context Statement Section 1.1.7.

The proposal generally aligns with the above criteria as the subject lands are contiguous with the 
urban containment boundary specified in the RGS and is not contiguous with a site previously  
re-designated though larger than 10 ha in size (14.59 ha). Further, the Township’s Employment 
Lands Study (completed in 2010) identified expansion of industrial lands in Gloucester as a  
long-term strategy to increase employment opportunities.  
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A Type 3 - Minor Amendment to the RGS requires ‘a simple majority weighted vote and no 
regional public hearing’ as identified in Section 6.3.4(f) of the RGS below:  

6.3.4(f) For sites that are contiguous with, or within, the Urban Containment Boundary 
and are not within the Agricultural Land Reserve, amendment from Agricultural or 
Rural land use designations to Industrial land use designation, and associated Urban 
Containment Boundary adjustments; 

Should Council grant third reading to the subject application, staff will advance application to 
Metro Vancouver for consideration of the necessary amendments to the RGS and the Greater 
Vancouver Sewerage and Drainage District (GVS & DD) catchment in order to accommodate the 
proposed change in land use.  

For processing efficiencies and consistent with the conditions of the ALC, all eight (8) properties 
will be included in the proposed RGS amendment.  

Agricultural Land Reserve: 
The properties forming part of the subject application are currently located in the ALR. The site 
was conditionally approved for exclusion on March 10, 2020 by Decision #109/2020. As a 
condition of exclusion, the proponent will be required to construct an 8.0 m (26 ft) wide ALR 
buffer along the northern property line, consistent with the Ministry of Agriculture Guide to Edge 
Planning, also noted as a condition of rezoning. 

Official Community Plan Consultation Policy: 
Council’s Official Community Plan Consultation Policy 07-160 requires Council to consider the 
OCP amendment in conjunction with the financial plan, housing needs report, and any applicable 
waste management plan. Staff recommend that Council consider the proposed OCP amendment 
consistent with the Township’s financial plans (both operating and capital) and Metro 
Vancouver’s Waste Management Plans. 

Zoning Amendment: 
Bylaw No. 5707 proposes to rezone only the six (6) properties (26477, 26695, 26601, 26575, 
26713 – 56 Avenue and 26500 block of 56 Avenue) currently under application by Conwest to 
General Industrial Zone M-2. The General Industrial Zone M-2 aligns with the proposed Service 
and General Industrial designation and permits general industrial uses, as defined in the Zoning 
Bylaw in addition to those industrial uses accommodated in Service Industrial Zone M-1A. 
The proposed development complies with the minimum parcel size provisions of the General 
Industrial Zone M-2. 

Public Consultation: 
Policy 07-164 requires the subject application to hold a Public Information Meeting prior to 
proceeding to Council. Staff note that due to the COVID-19 pandemic and consistent with the 
Public Health Officer’s orders, Council has temporarily suspended the requirement for a Public 
Information Meeting. 
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Servicing: 
The subject property is designated Service Level 4 – Rural. Bylaw No. 5708 proposes to amend 
the Subdivision Development Servicing Bylaw to designate the subject site as Service Level  
1 – Urban. 

As a condition of final reading, the applicant will be required to confirm the adequacy of the 
sanitary sewer, storm sewer, and water main for the proposed use, in compliance with the 
Township’s Subdivision and Development Servicing Bylaw. The applicant is required to enter into 
a Servicing Agreement to secure works and services such as construction of road works, 
greenways, tree replacement, storm water management including provision of detention facilities, 
utility upgrades and/or extensions. Road dedications, widening, and necessary traffic 
improvements (both on-site and off-site informed by a traffic impact study) will be required in 
accordance with the Subdivision and Development Servicing Bylaw and the Master 
Transportation Plan. The applicant will also be required to provide erosion and sediment control 
measures in accordance with the Erosion and Sediment Control Bylaw. 

Tree Protection/Replacement: 
Tree protection and replacement is required in accordance with the Township’s Subdivision and 
Development Servicing Bylaw (Schedule I – Tree Protection. The applicant has not provided any 
information regarding tree protection matters with their application package. Final tree retention, 
protection, and replacement plans are subject to the final acceptance of the Township. This 
requirement has been included in the list of development prerequisites to be completed prior to 
final reading of the rezoning bylaw. 

Environmental Considerations: 
According to preliminary information provided by the applicant, the subject site accommodates 
wetted areas and an unclassified watercourse. Protection of watercourses in accordance with 
Schedule 3 of the Township’s OCP and senior government regulation is noted as a condition of 
rezoning.  

The Township’s Sustainability Charter includes environmental objectives to protect and enhance 
rivers, streams, wildlife habitats and environmentally sensitive areas in the Township. These 
environmental objectives are supported by policy and guidance outlined in the Township’s 
Environmentally Sensitive Areas Study, Wildlife Habitat Conservation Strategy, Schedule 3 of the 
OCP, Erosion and Sediment Control Bylaw, and Subdivision and Development Servicing Bylaw 
(Schedule I – Tree Protection) which promote sound environmental management practices and 
outline Township environmental performance expectations. The provision of stormwater 
management and sediment control measures and compliance with the Township’s Subdivision 
and Development Servicing Bylaw (Schedule I – Tree Protection) satisfies the objectives of the 
Sustainability Charter. 

Intergovernmental Implications: 
As the subject site is located within 800 m of controlled access highways (Highway 1 and 13), 
approval of Bylaws No. 5706 and 5707 by the Ministry of Transportation and Infrastructure 
(MOTI) is required prior to Council’s consideration of final reading. 
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Exterior Lighting Impact Policy: 
As the subject site is located within 150 m (498 ft) of land designated for rural residential 
purposes, compliance with the Township’s Exterior Lighting Impact Policy is required. Provision 
of an exterior lighting impact plan prepared by an electrical engineer to the acceptance of the 
Township would be required prior to the issuance of any building permit. 

Policy Considerations: 
The proposed amendments to the OCP, Gloucester Industrial Park Community Plan, Rural Plan, 
RGS, Subdivision and Development Servicing Bylaw and proposed rezoning will enable future 
industrial development of the subject lands. The subject lands are contiguous with the Gloucester 
Plan area and have been conditionally approved for exclusion from the ALR, accordingly, the 
shift in land use from rural to industrial will increase the supply of employment land in the 
Township. The proposed development is compatible with the overall objectives of the Township’s 
Official Community Plan, Gloucester Industrial Park Community Plan and the Regional Growth 
Strategy.  

Therefore, staff recommend Council grant first and second reading to Bylaws No. 5706, 5707 
and 5708, subject to 11 development prerequisites and authorize staff to schedule the required 
public hearing.  

Respectfully submitted, 

Daniel Graham 
DEVELOPMENT PLANNER 
for 
COMMUNITY DEVELOPMENT DIVISION 

ATTACHMENT A ALC Decision #109/2020 
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Agricultural Land Commission
201 4940 Canada Way
Burnaby, British Columbia V5G 4K6
Tel:  604 660-7000
Fax:  604 660-7033
www.alc.gov.bc.ca

March 10, 2022
ALC File: 51725

Joe Carreira Nicole Clarke
Conwest Developments Ltd. Vitrium Glass Group
DELIVERED ELECTRONICALLY DELIVERED ELECTRONICALLY

Dear Joe Carreira and Nicole Clarke:

Re: Application 51725 to exclude land from the Agricultural Land Reserve

The Agricultural Land Commission is in receipt of February 2, 
2022 e-mail relating to the conditions outlined in ALC Resolution #109/2020.

In accordance with Resolution #109/2020, the Executive Committee approved the proposal to 
exclude eight properties (totaling 14.58 ha) from the Agricultural Land Reserve subject to the 
following conditions:

a. Properties dealt with together the majority of the Executive Committee requires that
all of the Properties be removed from the ALR at the same time to create a continuous
ALR boundary;

b. Fence Construction Before exclusion of the Properties from the ALR, either:
I. A chain link fence must be constructed along the new northern ALR boundary, as

shown in Schedule A of Resolution #109/2020, in accordance with the
specifications set out in Schedule D.6 of the ALC Landscape Buffer
Specifications, or

II. If the Fence Construction is deferred, financial security in the form of an
Irrevocable Letter of Credit (ILOC) made payable to the Minister of Finance c/o
the Agricultural Land Commission must be posted in the amount of a quote (also
to be submitted to the Commission, at or before the time the security is posted)
for the Fence Construction. The ILOC shall be returned once the Fence
Construction is completed;

i. For greater clarity, some or all of the ILOC will be forfeited upon failure to
comply with the any or all aspects of condition B contained herein;

c. Vegetative Buffer and Setbacks Before exclusion of the Properties from the ALR:
I. A plan must be submitted to the Commission, that is acceptable to the

Commission, that addresses vegetative buffering and setbacks on the Properties,
as shown in Schedule A of Resolution #109/2020, to the extent necessary for
buffering
for Level 2 Urban-side Non-Residential Setback & Buffer
and Setback

II. either:
i. a vegetative buffer and setbacks in accordance with the plan referred to

in (c)(I) must be in place; or
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ii. if the Vegetative Buffer and Setback Construction is deferred, a financial
security in the form of an ILOC made payable to the Minister of Finance
c/o the Agricultural Land Commission must be posted in the amount of a
quote (also to be submitted to the Commission, at or before the time the
security is posted) for the Vegetative Buffer and Setback Construction.
The ILOC shall be returned once the Vegetative Buffer and Setback
Construction is completed;

a. For greater clarity, some or all of the ILOC will be forfeited upon
failure to comply with the any or all aspects of condition C
contained herein;

d. Covenant  Before exclusion of the Properties from the ALR, a covenant must be
registered against the title of the Properties in favour of the Commission, for the purpose
of ensuring the maintenance of the chain-link fence described in Condition B, and the
maintenance of the vegetative buffer and setbacks in Condition C, in accordance with
Conditions B and C; and

e. Drainage  Before exclusion of the Properties from the ALR, develop a plan, acceptable
to the Township of Langley, that, upon development of the Properties, ensures there are
no adverse impacts to drainage on adjacent ALR properties.

The following documents were submitted toward completion of the conditions of approval in 
Resolution #109/2020: 

Condition B: Fence Construction & Condition C: Vegetative Buffer and Setbacks 

Conwest Developments Ltd. and Vitrium Glass Group have opted to defer construction of the 
fence and establishment of the vegetative buffer and setbacks. In accordance with the 
conditions, they have submitted: 

- A Landscape Plan prepared by LandSpace, dated February 17, 2022. The Landscape
Plan includes construction details for the required setbacks, vegetative buffer, and chain
link fence.

- A Landscape Cost Estimate, prepared by LandSpace, for the construction of the chain
link fence, and vegetative buffer and setback, dated January 28, 2022. The Landscape
Cost Estimate is $308,000.

- One Irrevocable Letter of Credit and one bank draft, totalling $308,000.

Condition D: Covenant 
- Covenants for the purpose of ensuring the maintenance of the chain link fence (condition

B), and maintenance of the vegetative buffer and setbacks (condition C) have been
registered on the seven properties adjacent to the ALR boundary:
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Property PID Covenant Registered 
1 002-459-914 CA8763529 Feb 9, 2021 
2 012-734-063 CA8763526 Feb 9, 2021 
3 012-734-071 CA9626321 Jan 7, 2022 
4 012-734-080 CA8763535 Feb 9, 2021 
5 001-619-811 CA8763534 Feb 9, 2021 
6 012-734-098 CA8763533 Feb 9, 2021 
7 012-734-101 CA8763532 Feb 9, 2021 

Covenant E: Drainage 
- A letter from the Ramin Seifi, Township of Langley General Manager of Engineering &

Community Development, dated January 31, 2022, regarding Application 51725,
Resolution #109-2020 dated March 10, 2020; 5670 264 Street, and 26473, 26477,
26575, 26601, 26695 and 26713 56 Avenue and 5625 268 Street . 
The January L
drainage plans for the entire site, to ensure no impact to the surrounding area for the
sites, including the adjacent ALR lands, to meet condition 27 (e) of Resolution
#109/2020.

As CEO, I confirm that the Acting Chair of the Commission finds that the documents submitted 
meet the conditions for exclusion outlined in Resolution #109/2020. The Commission will advise 
the Registrar of Land Titles that the eight properties have been excluded from the ALR.  

Please direct further correspondence with respect to this application to 
ALC.SouthCoast@gov.bc.ca. 

Sincerely, 

PROVINCIAL AGRICULTURAL LAND COMMISSION 

Kim Grout, Chief Executive Officer 

51725m9
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DEF�GHIJGK�EF�LM�JNHGNEHO�JP�FEKH�IJKHMKELQR�DJOHNHG��L�FEKH�KJIJSGLIDET�FUGNHV�OEQQ�WH�GHXUEGHY�KJ�IGJNEYH�KDH�

IDVFETLQ�EMPJGZLKEJM�LMY�HMLWQH�KDH�TDLMMHQ�JG�IJMY�QLVJUK�KJ�WH�JIKEZE[HY���YYEKEJMLQQV��L�MUZWHG�JP�KHFK�DJQHF�

FDJUQY�WH�H\TLNLKHY�KJ�YHKHGZEMH�KDH�MLKUGH�LMY�QLVHGEMS�JP�FUWFKGLKH�ZLKHGELQF�EM�KDH�LGHL�KJ�WH�H\TLNLKHY��

DH�YHNHQJIHY�LGHL�JP�KDH��UW]HTK��GJIHGKV�EF�KDH�DESDHFK�̂LNHGLSEMS�WHKOHHM��_���Z�UFEMS�$JJSQH��LGKD̀��

ODEQH�KDH�GENHG�EF�a���Z��DEF�HQHNLKHY�LGHL�EF�TJZIGEFHY�JP�QJO�XULQEKV�PEQ�LMY�ZLV�MHHY�KJ�WH�GHZJNHY�PGJZ�KDH�
FEKH�IGEJG�KJ�TDLMMHQ�H\TLNLKEJMF���

�

bccdefghhijklimnohkpiqnirk

�PPsTDLMMHQF�FDJUQY�WH�YHFESMHY�OEKD�YENHGFEKV�JP�OLKHG�YHIKDF�LMY�NHQJTEKEHF��WHY�TJZIQH\EKV��DLWEKLK�PHLKUGHF��

LMY�FUWFKGLKH�KJ�KDH�H\KHMK�IJFFEWQH��FJ�KDHV�WHMHPEK�L�NLGEHKV�JP�JGSLMEFZF�LMY�PEFD�QEPHsFKLSHF��DH�DLWEKLK�

EYHLQQV�OEQQ�IGJNEYH�WJKD�FILOMEMS�LMY�JNHGOEMKHGEMS�DLWEKLK�PJG�L�NLGEHKV�JP�PEFD�FIHTEHF���ZJMS�KDH�FLQZJM�

FIHTEHF��TDUZ�LMY�TJDJ�LGH�ZJFK�LFFJTELKHY�OEKD�JPPsTDLMMHQ�DLWEKLKF�̂�EFKHG�LMY�'EMMESLM����t̀��DJUSD�TDUZ��

ILGKETUQLGQV�LGH�LKKGLTKHY�KJ�FEKHF�PHY�QLGSHQV�WV�SGJUMYOLKHG���JDJ�FILOMEMS�JPKHM�JTTUGF�EM�GHQLKENHQV�FZLQQ�

FUGPLTHsPHY�FKGHLZF��ODEQH�]UNHMEQHF��TJZZJMQV�UKEQE[H�JPPsTDLMMHQ�DLWEKLKF���JDJ�TLM�SLEM�LTTHFF�KJ�FZLQQ�

FKGHLZ�LMY�IJMY�HMNEGJMZHMKF�KDLK�LGH�HEKDHG�EMLTTHFFEWQH�KJ�LYUQK�TJDJ�JG�UMFUEKLWQH�PJG�FILOMEMS�̂�HKHGFJM�

���	LR��GJOM�LMY��LGKZLM�����̀���HIHMYEMS�JM�MLKUGLQ�WHY�ZLKHGELQ�LNLEQLWQH�LK�KDH��UW]HTK��GJIHGKV�LPKHG�

H\TLNLKEJM��SGLNHQ�EZIJGKLKEJM�EF�L�TJMFEYHGLKEJM�LMY�ZLV�IGJNEYH�JPPsTDLMMHQ�FILOMEMS�DLWEKLK�PJG�TJDJ�FLQZJM��

$GLNHQ�FUIIQHZHMKLKEJM�TLM�JPKHM�EZIGJNH�DESD�XULQEKV�GHLGEMS�DLWEKLK�PJG�KDH�]UNHMEQHF�FEMTH�KDHFH�LGH�KDH�

IGHPHGGHY�GHLGEMS�QJTLKEJMF�LF�OHQQ�̂�LQYEs�LGJZEQH�;:<Bu����̀��

�

DH��UW]HTK��GJIHGKV�DLF�ZEMEZLQ�SGLYEHMK�LMY�vHHIEMS�FILOMEMS�SGLNHQF�TQHLM�LMY�PGHH�JP�FHYEZHMK�

LTTUZUQLKEJM�ZLV�MJK�WH�PHLFEWQH���JOHNHG��EP�FILOMEMS�TDLMMHQF�LGH�YHKHGZEMHY�KJ�MJK�WH�PHLFEWQH��JPPsTDLMMHQ�

DLWEKLK�YHFESM�TJUQY�PJTUF�JM�L�ILGKETUQLG�FIHTEHF�LMY�QEPHsFKLSH�EZIJGKLMK�KJ�KDH��LQZJM��ENHG�FUTD�LF��LQEFD�

FUTvHG�JNHGOEMKHGEMS�DLWEKLK�JG�TJDJ�GHLGEMS�LMY�JNHGOEMKHGEMS�IJJQF��!P�FUEKLWQH�FILOMEMS�DLWEKLK�TLMMJK�WH�
IGJNEYHY��KDH�JUKQHK�TDLMMHQ�ZUFK�WH�YHFESMHY�KJ�PLTEQEKLKH�UIFKGHLZ�]UNHMEQH�ILFFLSH�PGJZ�KDH�ZLEMFKGHLZ�1

wUNHMEQH�FLQZJMEYF�LIIHLG�TLILWQH�JP�QJTLKEMS�LMY�HMKHGEMS�JPPsTDLMMHQ�FEKHF�UMYHG�L�NLGEHKV�JP�IDVFETLQ�

TJMYEKEJMF�1

�

�GHLKEMS�JPPsTDLMMHQ�IJJQF�JM�KDH��UW]HTK��GJIHGKV�TJUQY�WH�TJMYUTKHY�WV�EMTJGIJGLKEMS�LM�EMPQJO�TDLMMHQ�JG�WV�

UFEMS�L�IEIH��!P�L�TDLMMHQ�EF�UFHY�PJG�KDH�EMPQJO��EK�EF�EZIJGKLMK�KDLK�EK�YJHF�MJK�WGEMS�EM�DESD�FHYEZHMK�QJLYF���

�QLTEMS�KDH�EMPQJO�TDLMMHQ�JM�KDH�JUKFEYH�WHMY�JP�L�GENHG�UFULQQV�TLM�LEY�OEKD�GHYUTEMS�FHYEZHMK�EMKGJYUTKEJM���

�

�JKHMKELQ�DLWEKLK�KVIHF�KDLK�TJUQY�WH�EMTJGIJGLKHY�EMKJ�KDH�YHFESM�PJG�KDH��UW]HTK��GJIHGKV�LGH�YHFTGEWHY�EM�KDH�

PJQQJOEMS�FHTKEJMF����IJKHMKELQ�QLVJUK�EMKHSGLKEMS�KDHFH�YHFESMF�EF�IGJNEYHY�EM��IIHMYE\����

<

x <

.
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�FGHIJKL�MNOPPGJQ�OHG�RSHGMTJU�MKPPGMTGR�TK�TNG�VOSP�HSFGH�MNOPPGJ�OPR�MOP�WG�LGTTGR�OT�OJJ�TSVGQ�KH�XYQT�RYHSPZ�

NSZN�IJKLQ��NG�[HKFSRG�HGIYZG�IKH�ISQN�[OHTSMYJOHJU�RYHSPZ�NSZN\IJKL�GFGPTQ����QYHIOMG\IGR]KFGHIJKL�MNOPPGJ�

'̂SZYHG�_�MKYJR�WG�MHGOTGR�OT�TNG�LGQTGHP�[KSPT�KI�TNG�[HK[GHTU�OT�TNG�WGPR�SP�TNG��OJVKP��SFGH�MNOPPGJ���FGHIJKL�

MNOPPGJQ��NKLGFGH��OHG�KITGP�RUPOVSM�WGMOYQG�KI�TNG�[GHSKRSM�SPIJỲ�KI�LOTGH��QGRSVGPT��OPR�KHZOPSM�VOTGHSOJ�

IHKV�TNG�VOSP�MNOPPGJ�̂�OJRS\�OHKVSJG�:a@C=��	���_��NGU�KITGP�HGbYSHG�HGZYJOH�VOSPTGPOPMG�OPR�MKYJR�OJTGH�TNG�
POTYHOJ�QMKYH�KH�IJKL�[OTTGHP�SP�TNG�HSFGH�MOYQSPZ�YPSPTGPRGR�RKLPQTHGOV�GIIGMTQ��NG�QSTG�LSJJ�WG�OQQGQQGR�WU�O�

NURHKJKZSQT�WGIKHG�[JOPPSPZ�IKH�OP�KFGHIJKL�MNOPPGJ��

c
'SZYHG����̀OV[JGQ�KI�FOHSKYQ�MNOPPGJQ�IHKV��SQTGH�OPR�'SPPSZOP����d�1

@

efC?DgDh@ABCDD:=E@

NG�QYMMGQQ�KI�KII\MNOPPGJ�Q[OLPSPZ�[KKJQ�OPR�MNOPPGJQ�RG[GPRQ�ZHGOTJU�KP�TNG�VOZPSTYRG�OPR�IHGbYGPMU�KI�

IJKL�OPR�QGRSVGPT�RGJSFGHGR�TK�TNG�MNOPPGJ��NG�QSTG�LSJJ�PGGR�MOHGIYJ�OQQGQQVGPT�[HSKH�TK�ISPOJSiSPZ�TNG�RGQSZP��

�KLGFGH��SI�ST�SQ�IGOQSWJG��O�Q[OLPSPZ�MNOPPGJ�OPR�[KKJ�QNKYJR�WG�MHGOTGR��NSQ�MKYJR�WG�SPMKH[KHOTGR�OQ�[OHT�KI�

TNG�KYTIJKL�MNOPPGJ�IKH�GSTNGH�O�QYHIOMG�IGR�KH�ZHKYPR�LOTGH�IGR�O[[HKOMN���OTSFG�ZHOFGJQ�QNKYJR�WG�YQGR�IKH�TNG�

MNOPPGJ�WGR�LNGHGFGH�[KQQSWJG��!I�ZHOFGJ�VYQT�WG�SV[KHTGR�IKH�TNG�[HKXGMT��STQ�QSiG�MKV[KQSTSKP�QNKYJR�WG�

MKV[OHOWJG�TK�POTYHOJ�Q[OLPSPZ�WGRQ��OPR�ST�QNKYJR�SPMJYRG�ISPGQ�RKLP�TK��\	�VV�RSOVGTGH��$YSRGJSPGQ�KP�

Q[OLPSPZ�ZHOFGJ�QSiGQ�IKH�FOHSKYQ�QOJVKPSRQ�OHG�QYVVOHSiGR�SP�JSTGHOTYHG�HGFSGLQ��&NGHGFGH�IGOQSWJG��QVOJJ�

WGPRQ�SP�TNG�MNOPPGJ�OJSZPVGPT�QNKYJR�WG�SPMJYRGR�TK�[HKVKTG�POTYHOJ�ZHOFGJ�QKHTSPZ��QMKYH�OPR�RG[KQSTSKP��'JKL�

OPR�LOTGH�FKJYVG�MKYJR�[KTGPTSOJJU�WG�SV[HKFGR�SP�O�Q[OLPSPZ�MNOPPGJ�YQSPZ�[KHKYQ�LGSHQ��NGQG�OHG�JKL\[HKISJG�

QTHYMTYHGQ�TU[SMOJJU�MKV[HSQGR�KI�WKYJRGHQ�TNOT�Q[OP�TNG�LSRTN�KI�TNG�MNOPPGJ��LOTGH�IJKLSPZ�WGTLGGP�SPRSFSRYOJ�
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89:;<�:=>�?@�ABCDCE@F�B9�:9>:@>B8=B@�D9G�HD9G�C>B9�=�F@@I@8��>=889G@8�:J=>>@D�B9�CKI89L@�HC<J�I=<<=M@�C>�

9BJ@8GC<@�HD=BN?9BB9K@F�:J=>>@D<�O�=DFCN�=89KCD@�PQRST����U���9>:@IBA=D�@V=KID@<�9H�<I=G>C>M�?@F�F@<CM>�

=8@�I89LCF@F�C>�'CMA8@�����

W

'CMA8@�����I=G>C>M�?@F�F@<CM>�@V=KID@<�H89K��8=K@8�O	��	U��1

R

XYPZ[\]QPZ\]̂RS]_R̀PSZ\]̂RabbTcR

�HHN:J=>>@D�I9>F�@>LC89>K@>B<�O'CMA8@��U�ID=d�=�<CM>CHC:=>B�89D@�C>�eAL@>CD@�<=DK9>CF�8@=8C>M�=>F�9L@8GC>B@8C>M��

I=8BC:AD=8Dd�H98�:9J9�<=DK9>�O�@B@8<9>�=>F��@CF�����f��G=D@<�=>F��@LC>M<�����U��J@8@�C<�I9B@>BC=D�BJ=B�9HHN

:J=>>@D�I99D<�:8@=B@F�9>�BJ@��A?e@:B��89I@8Bd�GCDD�J=L@�DCKCB@F�G=B@8�@V:J=>M@�=>F�D9G�L@D9:CBd��8@<ADBC>M�C>�

I99D<�BJ=B�=8@�@<<@>BC=DDd�=�?=:;G=B@8�@>LC89>K@>B�:9>>@:B@F�B9�BJ@�K=C><B8@=K�:J=>>@D���A:J�I99D<�=8@�A<A=DDd�

gACB@�=::@<<C?D@�B9�<=DK9>CF�eAL@>CD@<�=>F�:9J9�ABCDCE=BC9>�9H�BJ@<@�BdI@<�9H�I99D<�C<�JCMJ�:9KI=8@F�B9�9BJ@8�

J=?CB=B<�C>�GC>B@8�O�C:;@D<9>�PQRST�����	?U���

J@�K=C>�9HHN:J=>>@D�:9KID@V�F@<CM>�H98�BJ@��A?e@:B��89I@8Bd�<J9ADF�C>:DAF@�<J=DD9G@8�=8@=<�GCBJ�C<D=>F<�=>F�

=8@=<�9H�F@@I@8�I99D<���BAFC@<�9H�eAL@>CD@�:9J9�ABCDCE=BC9>�9H�9HHN:J=>>@D�I9>F<�H98�9L@8GC>B@8C>M�J=L@�C>FC:=B@F�

BJ=B�<J=DD9G<��OD@<<�BJ=>���h
�K�F@@IU��K=d�C>:8@=<@�?@>BJC:�C><@:B�H99F�I89FA:BC9>���9G@L@8��BJ@�I8@<@>:@�9H�

F@@I@8�=8@=<�OB9���
�KU�B@>F<�B9�K=VCKCE@�<A8LCL=D�H98�<K9DB�@KCM8=BC9>�O�@B@8<9>����?f��@F@8J9DK�PQRST��

����U��J@�C>:DA<C9>�9H�=�F@@I�I99D��=D9>M�GCBJ�BJ@�ID=:@K@>B�9H�D=8M@�G99Fd�F@?8C<�GCDD�I89LCF@�8@HAM@�=>F�:9L@8�

H98�eAL@>CD@�:9J9�=>F�HA>:BC9>�B9�I89LCF@�<ACB=?D@�8@=8C>M�J=?CB=B���

!>�=FFCBC9>�B9�<=DK9>CF<��BJ@�:8@=BC9>�9H�9L@8GC>B@8C>M�J=?CB=B�9>�BJ@��A?e@:B��89I@8Bd�:9ADF�?@>@HCB��=DC<J�<A:;@8��

GJC:J�=8@�=�<I@:C@<�=B�8C<;���FADB��=DC<J�<A:;@8<�=8@�K9<B�9HB@>�H9A>F�C>�<D9G�:A88@>B<�9L@8�<=>F�98�<CDB�<A?<B8=B@�

C>�=8@=<�GCBJ�C>N<B8@=K�L@M@B=BC9>�=>F�9L@8N<B8@=K�:9L@8�O!>MDC<�PQRST�����	U��"9A>MN9HNBJ@Nd@=8��=DC<J�<A:;@8<�

=8@�H9A>F�C>�J=?CB=B<�<CKCD=8�B9�BJ9<@�A<@F�?d�=FADB<�?AB�<@@K�B9�I8@H@8�K98@�9L@8J=>MC>M�L@M@B=BC9>�O!>MDC<�PQR

ST�����	U��&C>B@8�J=?CB=B�8@K=C><�A>;>9G>��?AB�CB�<@@K<�DC;@Dd�BJ=B�BJ@d�8@gAC8@�9HHN:J=>>@D�8@HAM@�B9�@<:=I@�

H89K�BJ@�H8@gA@>B�JCMJ�HD9G<�=<<9:C=B@F�GCBJ�GC>B@8�8=C><���
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�898:;<=�>?�9:@A>?BC�D8=:EB>;�9FGG89H9�H=:H�:�@:;G8;�?FAD8;�>I�9A:@@8;�=:DBH:H�F?BH9�JB@@�K;>A>H8�G;8:H8;�IB9=�

FHB@BL:HB>?�K8;�F?BH�:;8:�H=:?�I8J8;�DFH�@:;G8;�F?BH9��=8�>IIM<=:??8@�K>?C9�9=>F@C�H=8;8I>;8�=:E8�D>H=�9=:@@>J�

:;8:9�I>;�I>>C�K;>CF<HB>?�:?C�C88K�:;8:9�I>;�>E8;JB?H8;�98<F;BHN�I>;�D>H=�<>=>�:?C��:@B9=�9F<O8;9���CCBHB>?:@@N��

H=8�B?<@F9B>?�>I�8A8;G8?H�E8G8H:HB>?��9F<=�:9�<:HH:B@9�PQRSTUVWUXYZ[WYU\��:@>?G�H=8�8CG89�>I�C88K8;�K>>@9�:?C�B?�

H=8�9=:@@>J8;�:;8:9��JB@@�B?<;8:98�H=8�K>H8?HB:@�H>�K;>EBC8�D;88CB?G�=:DBH:H�I>;�K>?C�D;88CB?G�:AK=BDB:?9��9F<=�

:9�?>;H=8;?�;8CM@8GG8C�I;>G�P]ÛUVU_̀[̀U\���

a
'BGF;8�����b:AK@8�>I�:?�>IIM<=:??8@�K>>@�C89BG?�JBH=�:DF?C:?H�J>>CN�C8D;B9�I>;�<>E8;��

ĉdX̀eUfVg[fSWehYXRV

�:DBH:H�<>E8;�I8:HF;89�9=>F@C�D8�@><:H8C�H=;>FG=>FH�H=8�>IIM<=:??8@�=:DBH:H�H>�K;>EBC8�iFE8?B@8�:?C�:CF@H�IB9=�JBH=�

<>E8;�I;>A�K;8C:H>;9�:?C�;8IFG8�I;>A�=BG=�E8@><BHB89���>E8;�B9�EBH:@�H>�K;>H8<HB?G�>E8;JB?H8;B?G�iFE8?B@89�I;>A�

K;8C:H>;9��=8�A>;8�<>AK@8b�:?C�9FDA8;G8C�H=8�<>E8;�H=8�A>;8�B?:<<899BD@8�BH�D8<>A89�I>;�F?C8;J:H8;�

K;8C:H>;9��9F<=�:9�CBEB?G�CF<O9��H>�:<<899�IB9=�P�:@CBM�:;>AB@8�eXVUW��	��\���>E8;�<:?�D8�K;>EBC8C�DN�@>G�

9H;F<HF;89��;>>H�J:C9��:?C�;><O�P9K8<BIB<:@@N�H=:H�F98C�I>;�D:?O�8;>9B>?�K;>H8<HB>?\��!9@:?C9�H=;>FG=>FH�9=:@@>J�

:;8:9�P'BGF;8�\�>I�H=8�K>>@9�JB@@�:@9>�K;>EBC8�=:DBH:H�I>;�:AK=BDB:?9�>;�?89HB?G�DB;C9���A:@@�B9@:?C9�JB@@�:@9>�

B?<;8:98�B?E8;H8D;:H8�:DF?C:?<8�:?C�B?9H;8:A�<>AK@8bBHN��=8�D:?O�:@>?G�:@@��>;�iF9H�H=8�>FH9BC8�D8?C�>I�:�K>>@�

<:?�D8�K;>H8<H8C�I;>A�8;>9B>?�DN�H=8�K@:<8A8?H�>I�@:;G8�D>F@C8;9��;BK;:K��>;�<:D@8C�J>>C�C8D;B9�P�:@CBM�:;>AB@8�

eXVUW��	��\��&=B@8�D>H=�;><O�:?C�J>>C�C8D;B9�K;>EBC8�<>E8;�:?C�=:DBH:H�<>AK@8bBHN�I>;�iFE8?B@8�9:@A>?BC9��J>>C�

C8D;B9�B9�G8?8;:@@N�K;8I8;;8C��!I�H=8�>FH9BC8�D:?O�;8jFB;89�;BK;:K�I>;�=NC;:F@B<�K;>H8<HB>?��J>>C�C8D;B9�9=>F@C�D8�

K@:<8C�:@>?G�H=8�D:?O�H>�BAK;>E8�=:DBH:H�<>AK@8bBHN�:?C�IB9=�89<:K8�<>E8;��!I�;BK;:K�B9�F98C�I>;�D:?O�:;A>F;B?G�

B?�K>>@9��BH9�F98IF@?899�H>�iFE8?B@8�9:@A>?BC9�JB@@�D8�8?=:?<8C�BI�;><O�9BL8�B9�@:;G8�Pk
��<A�A8:?�CB:A8H8;\��H=8�

D:?O�B9�9H88K�:?C�B;;8GF@:;��:?C�E8@><BHB89�:@>?G�H=8�D:?O�:;8�;8@:HBE8@N�=BG=�11
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b��:=E�A>GC:A;�JDN>G�

9

9

� 9

H.1

H.1 - Page 81



��������������	�
��
 ������������������������	���

� � �������	��� ��� !�"#������� �!�$����% &&&�������� �!�$��� �

�

�

��������!������������!����!�� ��$�����'����

()*(+,-./012+345*1/*216+()77+*2/-4)*3� � $ ��	�	��

89:;<=>?

!@�ABCCDEF��GHI��BJKILG��EMNIEGF�OA�DPKDLI@G�GM�GHI��DQCM@��ORIE��D@P�DNNIDEA�GM�HDRI�ISLIQQI@G�NMGI@GODQ�TME�

GHI�LEIDGOM@�MT�MTTULHD@@IQ�HDJOGDG�GHDG�LD@�JI@ITOG�TOAH�ANILOIA��NDEGOLBQDEQF�LMHM�D@P��DQOAH�ABLVIE��D@P�NMAAOJQF�

LHBC��!T�AOGI�LM@POGOM@A��O@LQBPO@W�TQMX�NMGI@GODQ��DEI�DPIYBDGI�BGOQOZO@W�WEMB@P�XDGIE�TEMC�GHI��DQCM@��ORIE��GHI@�

ANDX@O@W�LHD@@IQA�AHMBQP�JI�LEIDGIP�DA�NDEG�MT�GHI�NEMKILG��!T�WEDRIQA�LD@@MG�JI�CDO@GDO@IP�ME�MGHIE�LM@POGOM@A�

ABLH�DA�RIQMLOGF�ME�MSFWI@�QIRIQA�DEI�@MG�DPIYBDGI�TME�ANDX@O@W��GHIEI�EICDO@A�ISLIQQI@G�MNNMEGB@OGF�TME�GHI�
NEMKILG�GM�TMLBA�M@QF�M@�MRIEXO@GIEO@W�D@P�EIDEO@W�HDJOGDG�TME�LMHM�D@P��DQOAH�ABLVIE��HI�DGGDLHIP�AOGI�PEDXO@W�

AHMX�ISDCNQIA�MT�HMX�GHI�AOGI�LMBQP�JI�BGOQOZIP�GM�NEMROPI�LEBLODQ�TOAH�HDJOGDG�DQM@W�GHOA�OCNMEGD@G�EORIE��DA�XIQQ�

DA�NEMROPI�HDJOGDG�TME�DROTDB@D��ACDQQ�CDCCDQA��D@P�DCNHOJOD@�ANILOIA��HI�AOGI�OA�DPKDLI@G�GM�GHI��DQCM@��ORIE�

�DGBEDQ��EID�D@P�XMBQP�LMCNQOCI@G�GHI�AOGI�XOGH�DPPOGOM@DQ�NBJQOL�GEDOQA��O@TMECDGOM@�VOMAVA�D@P�ROIXO@W�DEIDA��

�

�HMBQP�FMB�HDRI�D@F�YBIAGOM@A�EIWDEPO@W�GHOA�CICMED@PBC��NQIDAI�LM@GDLG�GHI�B@PIEAOW@IP���

�

�IWDEPA[�

�
�EINDEIP�JF\��

��

?

� �IROIXIP�JF\� � �

0]̂ _̂̀ab1(_cdebff�

gB@OME��OMQMWOAG�

�����@ROEM@CI@GDQ��M@ABQGO@W�!@L��

�

)f̀hb̂1ijkel����������OM����W�

�EO@LONDQ�

�����@ROEM@CI@GDQ��M@ABQGO@W�!@L��

�
1

1

� � �

�

�

� �

H.1

H.1 - Page 82



��������������	�
��
 ������������������������	���

� � �������	��� ��� !�"#������� �!�$����% &&&�������� �!�$��� �

�

�

��������!������������!����!�� ��$�����'����

()*(+,-./012+345*1/*216+()77+*2/-4)*3� � $ ��	�	��

89:;<1(=>?@A

�BCDE����$���FEG�������H�FICE��������&JEKLB�LHCMCNO�CP�QRSLEJML�HCIC�TFMUCE�JE��FBEFKJCE��BLLVW�TRUUFBO�
CP�PJEGJENT�FEG�UFEFNLULEK�JUXMJHFKJCET���FNLT����Y��Z�JE���&���IFU[LBMJE��LGJKCB���XXMOJEN���OLFBT�CP�
�FBEFKJCE��BLLV�BLTRMKT���FHJPJH��JCMCNJHFM��KFKJCE���FEFJUC���BJKJTI��CMRU[JF��
�
�LGLBICMU�����\����HFBMLKK��&��\���]��LKLBTCE��������̂����_���CD̀HCTK�LEIFEHLULEK�KLHIEJaRL�PCB�DJEKLB�IF[JKFK�

CP�QRSLEJML�HCIC�TFMUCE��bcdefghijdklmngocpdnmqgcrgsktfjdkjtgumnmvjijne��ŵ�_�����̀�����
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Executive Summary

Conwest Developments Ltd. hosted a Developer Led Public Information Session on March 2, 2022, for 
project application 14-07-0056, OCP Amendment and Rezoning Application. The event was held from 
4:00pm  7:00pm at the Coghlan Community Hall at 6795 256 Street, Langley, BC. Four representatives 
from Conwest, one representative from Creative Transportation Solutions Ltd., one representative from 
EBB Environmental Consulting Inc. were in attendance, as well as one representative from the Township 
of Langley. 

The Public Information Meeting was a drop-in event with display boards (Appendix D). Sign-in sheets 
were available as well as comment forms to solicit feedback on the proposed project. There were an 
estimated fourteen attendees, of which twelve formally signed in (Appendix E).  comment forms
were submitted (Appendix F).  

Below is a summary of the Public Information Meeting as well as an overview of feedback received. 
Further detail around notification, materials, photos of the event and copies of all comments received 
are attached as appendices to this summary.  
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Information Session Details

1) Meeting Details
- Date: March 2, 2022
- Time: 4:00pm  7:00pm
- Location: Coghlan Community Hall, 6795 256 Street, Langley, BC

2) Applicant & Consultant Team Representatives in Attendance
- Conwest:

o Andrew Peterson, Director, Development
o Joe Carreira, VP Development
o Anthony Marinelli, Acquisitions and Development Manager
o Bianca Bellini, Junior Development Coordinator

- Creative Transportation Solutions:
o Gary Vlieg, Transportation Engineer

- EBB Environmental Consulting:
o Oliver Busby, Qualified Environmental Professional

- Ruby Sandher, Planner representing the Township of Langley
3) Public Attendance

- Estimated 14 Attendees
o 12 attendees signed in (Appendix E)
o Approximately 2 attendees did not sign in

4) Public Information Meeting Materials
- 10 Information Boards were on display (24  x 36 ) (Appendix D)
- Comment forms were available and encouraged to be filled out

Event Notification Methods 

Conwest notified the local community of the Public Information Meeting numerous ways, including 
newspaper advertisements and a mailout required by the Township of Langley Developer Held Public 
Information Meeting Policy. As well, Conwest representatives hand delivered notices to those not 
included in the Public Information Meeting Notification Area provided by the Township. 

1) Newspaper Advertisement
- The meeting was advertised in two consecutive newspaper issues. The first advertisement

ran in the Langley Advance Times on Thursday, February 17, 2022, and Thursday, February
24, 2022 (Appendix A).

2) Mailed Notice
- On Tuesday, February 15, 2022, a notice was mailed and delivered by Canada Post to all

addresses in the Public Information Meeting Notification Area provided by the Township of
Langley (Appendix A).
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3) In Person Notice/ Community Engagement
On Tuesday, February 22, 2022, Conwest representatives had the opportunity to have
discussions with sixteen surrounding businesses and residents to notify them through hand
delivered notices of the Public Information Meeting.
The majority of the conversations surrounded an appetite for additional industrial
development and a number of the business responses shared their personal experience
surrounding challenges finding appropriate space for their business to grow in the
immediate area or elsewhere in Metro Vancouver.

Summary of Public Comments Received

Three comment forms were completed and submitted to Conwest staff at the Public Information
Meeting (Appendix F). There were no other comments received by email or phone leading up to the
Public Information Meeting. A summary of the responses received at the meeting are noted below:

1) Relationship to the Proposed Project:
1 person works in the Gloucester area
1 person works and lives in Burnaby
1 person did not provide a response

2) Do you support these lands being used for industrial and employment uses?
2 people responded Yes
1 person did not provide a response

3) Do you have any additional comments to add?
1 person responded, �Employment lands are especially need[ed] to support the economy.�
1 person responded, �I support this land being used to industrial and employment use based
on the projected population growth of the region and the compensation on 96th Ave.�
1 person responded, �Great plan!�
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Appendix A: Notification Newspaper

Newspaper Advertisement  Content: 
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Newspaper Advertisement Thursday, February 17, 2022:

Newspaper Advertisement  Thursday, February 24, 2022:  
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Appendix B: Notification Mail 

Public Information Meeting Notification Area (red), provided by the Township of Langley  162 
addresses: 
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Mailed Notice mailed Tuesday, February 15, 2022:
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Appendix D: Presentation Materials
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Q72006 

INITIAL ALR EXCLUSION APPLICATION SUBMITTED 

Q12020 

ALR EXCLUSION GRANTED - SUBJECT TO CONDITIONS 

Q4 2020 

OCP AMENDMENT AND REZONING APPLICATION SUBMITTED 

TO THE TOWNSHIP OF LANGLEY 

Q7 2022 

ALR EXCLUSION 

Q72022 

PUBLIC INFORMATION MEETING FOR OCP AMENDMENT 

AND REZONING APPLICATION 

Q7 2022 

FIRST AND SECOND READING 

Q2 2022 

PUBLIC HEARING 

 Q2 2022 

REFERRAL TO METRO VANCOUVER 

Q2 2022 

DEVELOPMENT PERMIT APPLICATION SUBMITTED TO THE TOWNSHIP OF LANGLEY 

Q4 2022 

PUBLIC INFORMATION MEETING FOR DEVELOPMENT PERMIT APPLICATION 

Q3 2023 

TARGETED CONSTRUCTION START 
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Appendix E: Completed Sign-In Sheet

H.1

H.1 - Page 107



H.1

H.1 - Page 108



H.1

H.1 - Page 109



Public Information Meeting Summary 
Project No. 14-07-0056 

Appendix F: Completed Comment Response Forms
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 
 

OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842  
AMENDMENT (GLOUCESTER INDUSTRIAL PARK) BYLAW 1988 NO. 2556 

AMENDMENT (RURAL PLAN) BYLAW 1993 NO. 3250 
AMENDMENT (CONWEST) BYLAW NO. 5706 

 
 

EXPLANATORY NOTE 
 
Bylaw No. 5706 amends the Rural Plan by deleting the subject site (located in the 5600 
Block of 264 Street) from the Rural Plan area, and amends the Gloucester Industrial Park 
Community Plan by extending the Plan Boundary to include the subject site, designating the 
site “Service and General Industrial” and including the site as a mandatory Development 
Permit Area. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

OFFICIAL COMMUNITY PLAN BYLAW 1979 NO. 1842  
AMENDMENT (GLOUCESTER INDUSTRIAL PARK) BYLAW 1988 NO. 2556 

AMENDMENT (RURAL PLAN) BYLAW 1993 NO. 3250 
AMENDMENT (CONWEST) BYLAW NO. 5706 

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as “Langley Official Community Plan Bylaw
1979 No. 1842 Amendment (Gloucester Industrial Park) Bylaw 1988 No. 2556
Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Conwest) Bylaw No.
5706”.

2. The “Langley Official Community Plan Bylaw 1979 No. 1842” as amended is further
amended by amending “Map 1 - Land Use” to change the designation of the lands
from “Agriculture” to “Industrial” and further amending “Map A-1 RGS Land Use” from
“Agriculture” to “Industrial” with respect to the lands described as:

Lot 4 Except Part Dedicated Road on Plan 86434;

Lots 3, 13, 14, 15 And 16;

Lot 12 Except: Part Dedicated Road on Plan 85782;

Lot 11 Except: Part Dedicated Road on Plan 85670;

All of Section 7 Township 14 NWD Plan 2492.

3. The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Gloucester
Industrial Park) Bylaw 1988 No. 2556” as amended is further amended with respect to
the lands described as:

Lot 4 Except Part Dedicated Road on Plan 86434;

Lots 3, 13, 14, 15 And 16;

Lot 12 Except: Part Dedicated Road on Plan 85782;

Lot 11 Except: Part Dedicated Road on Plan 85670;

All of Section 7 Township 14 NWD Plan 2492.

a) by amending the Gloucester Industrial Park Development Concept map to include
the lands in the Plan Boundary;

b) designating the lands as “Service and General Industrial”; and
c) designating the lands as a Development Permit Area.
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Bylaw No. 5706 
Page 2 

4. The “Langley Official Community Plan Bylaw 1979 No. 1842 Amendment (Rural Plan)
Bylaw 1993 No. 3250” as amended is further amended by revising Map 1 to include
within the “Urban Boundary” and removing from the “Small Farms/Country Estates”
designation the lands described as:

Lot 4 Except Part Dedicated Road on Plan 86434;

Lots 3, 13, 14, 15 And 16;

Lot 12 Except: Part Dedicated Road on Plan 85782;

Lot 11 Except: Part Dedicated Road on Plan 85670;

All of Section 7 Township 14 NWD Plan 2492.

as shown delineated on Schedule “A” attached to and forming part of this Bylaw.

READ A FIRST TIME the 28 day of March , 2022 
READ A SECOND TIME the 28 day of March , 2022 
PUBLIC HEARING HELD the 11 day of April , 2022 
READ A THIRD TIME the day of , 2023 
ADOPTED the  day of , 2023 

Mayor Township Clerk 
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Bylaw No. 5706 
Page 3 

H.1
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SCHEDULE'A' 
BYLAW NO. 5706 

LOT 4 EXCEPT PART DEDICATED ROAD ON PLAN 86434; 

LOTS 3, 13, 14, 15 AND 16; 

LOT 12 EXCEPT: PART DEDICATED ROAD ON PLAN 85782; 

LOT 11 EXCEPT: PART DEDICATED ROAD ON PLAN 85670; 

ALL OF SECTION 7 TOWNSHIP 14 NWD PLAN 2492. 

• 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (CONWEST) BYLAW NO. 5707 

EXPLANATORY NOTE 

Bylaw No. 5707 rezones properties located at 26695, 26601, 26575, 26477, 26713 – 56 
Avenue and 26500 Block of 56 Avenue and 5670 – 264 Street and 5625 – 268 Street from 
Rural Zone RU-1 to General Industrial Zone M-2. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

TOWNSHIP OF LANGLEY ZONING BYLAW 1987 NO. 2500 
AMENDMENT (CONWEST) BYLAW 2021 NO. 5707 

Bylaw to amend the Township of Langley Zoning Bylaw 1987 No. 2500 

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as “Township of Langley Zoning Bylaw 1987
No. 2500 Amendment (Conwest) Bylaw No. 5707”.

2. The “Township of Langley Zoning Bylaw 1987 No. 2500” as amended is further
amended by rezoning the lands described as:

Lot 4 Except Part Dedicated Road on Plan 86434;

Lots 3, 13, 14, 15 And 16;

Lot 12 Except: Part Dedicated Road on Plan 85782;

Lot 11 Except: Part Dedicated Road on Plan 85670;

All of Section 7 Township 14 NWD Plan 2492.

as shown delineated on Schedule “A” attached to and forming part of this Bylaw to
General Industrial Zone M-2.

READ A FIRST TIME the 28 day of March , 2022 
READ A SECOND TIME the 28 day of March , 2022 
PUBLIC HEARING HELD the 11 day of April , 2022 
READ A THIRD TIME the day of , 2023 
RECEIVED THE APPROVAL OF THE 
MINISTRY OF TRANSPORTATION 
AND INFRASTRUCTURE the 

day of , 2023 

ADOPTED the day of , 2023 

Mayor Township Clerk 
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Bylaw No. 5707 
Page 2 

H.1
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SCHEDULE'A' 
BYLAW NO. 5707 

 , F  
LOT 4 EXCEPT PART DEDICATED ROAD ON PLAN 86434; LOTS 3, 13, 14, 15 AND 
16; LOT 12 EXCEPT. PART DEDICATED ROAD ON PLAN 85782; LOT 11 EXCEPT: 
PART DEDICATED ROAD ON PLAN 85670; 
ALL OF SECTION 7 TOWNSHIP 14 NWD PLAN 2492. 

 —5-8-A- VE 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

  SUBDIVISION AND DEVELOPMENT SERVICING BYLAW 2019 NO. 5382 

AMENDMENT (CONWEST) BYLAW NO. 5708 

EXPLANATORY NOTE 

Bylaw No. 5708 amends Subdivision and Development Servicing Bylaw 2019 No. 5382 by 
changing the service level designation from Level 4 – Rural to Level 1 – Urban of the 
properties located at: 26695, 26601, 26575, 26713, 26477 – 56 Avenue and 26500 Block of 
56 Avenue and 5670, and 5625 – 264 Street to coincide with rezoning from rural to industrial. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

SUBDIVISION AND DEVELOPMENT SERVICING BYLAW 2019 NO. 5382 

AMENDMENT (CONWEST) BYLAW NO. 5708 

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as “Subdivision and Development Servicing
Bylaw 2019 No. 5382 Amendment (Conwest) Bylaw No. 5708”.

2. The “Subdivision and Development Servicing Bylaw 2019 No. 5382” as amended is
further amended by amending the map “Service Levels” in “Schedule A” to
redesignate the lands as “Level 1 - Urban” with respect to lands described as:

Lot 4 Except Part Dedicated Road on Plan 86434;

Lots 3, 13, 14, 15 And 16;

Lot 12 Except: Part Dedicated Road on Plan 85782;

Lot 11 Except: Part Dedicated Road on Plan 85670;

All of Section 7 Township 14 NWD Plan 2492.

as shown delineated on Schedule “A” attached to and forming part of this Bylaw.

READ A FIRST TIME the 28 day of March , 2022 
READ A SECOND TIME the 28 day of March , 2022 
READ A THIRD TIME the day of , 2023 
ADOPTED the  day of , 2023 

Mayor Township Clerk 
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Bylaw No. 5708 
Page 2 

H.1

H.1 - Page 122

SCHEDULE'A' 
BYLAW NO. 5708 

 , F  
LOT 4 EXCEPT PART DEDICATED ROAD ON PLAN 86434; LOTS 3, 13, 14, 15 AND 
16; LOT 12 EXCEPT. PART DEDICATED ROAD ON PLAN 85782; LOT 11 EXCEPT: 
PART DEDICATED ROAD ON PLAN 85670; 
ALL OF SECTION 7 TOWNSHIP 14 NWD PLAN 2492. 

 —5-8-A- VE 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

GENERAL LOCAL GOVERNMENT ELECTION BYLAW 2010 NO. 4844 

AMENDMENT BYLAW NO. 5846 

EXPLANATORY NOTE 

Bylaw No. 5846 amends Bylaw No. 4844 to redact the address of the candidates and 
nominators from the Nomination forms posted on the Township website. 
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THE CORPORATION OF THE TOWNSHIP OF LANGLEY 

GENERAL LOCAL GOVERNMENT ELECTION BYLAW 2010 NO. 4844 

AMENDMENT BYLAW NO. 5846 

The Municipal Council of the Corporation of the Township of Langley, in Open Meeting 
Assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as “General Local Government Election
2010 Bylaw No. 4844 Amendment Bylaw No. 5846”.

2. The “General Local Election Bylaw 2010 No.4844” as amended is further amended:

2.1 The following text be added as section 7(c):

7 c)  The residential addresses of candidates and nominators of candidates will be
redacted and replaced with the community in which they live on the nomination 
papers that are posted on the Township’s website. 

READ A FIRST TIME the 27 day of February , 2023 

READ A SECOND TIME the 27 day of February , 2023 

READ A THIRD TIME the 27 day of February , 2023 

ADOPTED the  day of , 2023 

Mayor Township Clerk 
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Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1364, 2023 
57130057  Page 1 of 12 

METRO VANCOUVER REGIONAL DISTRICT 
BYLAW NO. 1364, 2023 

A bylaw to amend “Metro Vancouver Regional District Regional Growth Strategy 
Bylaw No. 1339, 2022” 

WHEREAS: 
A. The Metro Vancouver Regional District Board (the “Board”) adopted the Metro Vancouver

Regional District Regional Growth Strategy Bylaw No. 1339, 2022 on February 24, 2023;

NOW THEREFORE the Board of the Metro Vancouver Regional District enacts as follows: 

Citation  
1. The official citation of this bylaw is “Metro Vancouver Regional District Regional Growth

Strategy Amendment Bylaw No. 1364, 2023”.

Schedules 
2. The following Schedules are attached to and form part of the bylaw:

• Schedule “A”, Subject Properties; and
• Schedule “B”, Official Regional Land Use Designation Maps

Amendment of Bylaw 
3. “Metro Vancouver Regional District Regional Growth Strategy Bylaw No. 1339, 2022” is

hereby amended as follows:

a) re-designating the subject properties, as listed in the table below:

PID Legal Description 

012-734-063
LOT 11 EXCEPT: PART DEDICATED ROAD ON PLAN 85670, SECTION 7 
TOWNSHIP 14 NEW WESTMINSTER DISTRICT PLAN 2492 

012-734-071
LOT 12 EXCEPT: PART DEDICATED ROAD ON PLAN 85782, SECTION 7 
TOWNSHIP 14 NEW WESTMINSTER DISTRICT PLAN 2492 

012-734-080 LOT 13 SECTION 7 TOWNSHIP 14 NEW WESTMINSTER DISTRICT PLAN 2492 
001-619-811 LOT 14 SECTION 7 TOWNSHIP 14 NEW WESTMINSTER DISTRICT PLAN 2492 
012-734-098 LOT 15 SECTION 7 TOWNSHIP 14 NEW WESTMINSTER DISTRICT PLAN 2492 
012-734-101 LOT 16 SECTION 7 TOWNSHIP 14 NEW WESTMINSTER DISTRICT PLAN 2492 

003-370-623
LOT 4 EXCEPT PART DEDICATED ROAD ON PLAN 86434; SECTION 7 
TOWNSHIP 14 NEW WESTMINSTER DISTRICT PLAN 2492 

002-459-914 LOT 3 SECTION 7 TOWNSHIP 14 NEW WESTMINSTER DISTRICT PLAN 2492 

from ‘Agricultural’ to ‘Industrial’, and adjusting the Urban Containment Boundary, as 
shown in Schedule “A” of this bylaw; and 

b) replacing the official regional land use designation maps numbered 2, 3, 4, 5, 6, 7, 8, 9,
and 12 in Schedule “A” of “Metro Vancouver Regional District Regional Growth Strategy
Bylaw No. 1339, 2022” with the maps numbered 2, 3, 4, 5, 6, 7, 8, 9, and 12 in Schedule
“B” of this bylaw.

5.1 ATTACHMENT 3
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Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1364, 2023 
57130057  Page 2 of 12 

Read a first, second and third time this ______ day of ________________, _______. 

Passed and finally adopted this _____ day of ______________, _______. 

George V. Harvie, Chair 

Dorothy Shermer, Corporate Officer 
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Schedule A 
 Subject Properties 

 

Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1364, 2023 
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Prior to Amendment 

 
 
Post Amendment 
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Schedule B 
Official Regional Land Use Designation Maps 

 

Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1364, 2023 
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Map 2: Regional Land Use Designations 
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Map 3: Urban Containment Boundary and General Urban Lands  
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Map 4: Urban Centres and Frequent Transit Development Areas  
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Map 5: Major Transit Growth Corridors and Major Transit Network 
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Map 6: Rural Lands  
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Map 7: Industrial and Employment Lands  
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Map 8: Agricultural Lands  
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Map 9: Conservation and Recreation Lands 
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Map 12: Special Study Areas and Sewerage Extension Areas 
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58504404 

To: Regional Planning Committee 
 
From: Eric Aderneck, Senior Planner, Regional Planning and Housing Services 
 
Date: March 15, 2023 Meeting Date:  April 14, 2023 
 
Subject: Costs of Providing Infrastructure and Services to Different Forms and Densities of 

Housing – Scope of Work 

 
RECOMMENDATION 
That the MVRD Board receive for information the report dated March 15, 2023, titled “Costs of 
Providing Infrastructure and Services to Different Forms and Densities of Housing – Scope of Work”. 
 

 
EXECUTIVE SUMMARY 
Metro 2050, the regional growth strategy, directs, supports, and encourages growth within the 
Urban Containment Boundary and specifically to the region’s Urban Centres and Frequent Transit 
Development Areas. In order to better understand the costs and revenues associated with different 
development forms in the region, this project will explore the ‘hard’ and ‘soft’ municipal and 
regional infrastructure / servicing capital and operating costs for different residential forms, 
densities, and locations of housing, and compare it to property taxation / utility and user revenues. 
Drawing from available sources, this project will provide data specific to this region that will help 
inform the discussion about the possible financial benefits and drawbacks of different forms of 
housing development within existing urban / high density (infill) areas vs. expanding housing 
development to new suburban / low density (greenfield) areas. 
 
PURPOSE 
To provide the Regional Planning Committee and MVRD Board with the scope of work for the Costs 
of Providing Infrastructure and Services to Different Forms and Densities of Housing study. 
 
BACKGROUND 
Metro 2050, the regional growth strategy, directs growth within the Urban Containment Boundary 
and specifically to the region’s Urban Centres and Frequent Transit Development Areas. This 
overarching goal advances a number of objectives, including the efficient provision and use of 
infrastructure, increased transit ridership, supporting the building of complete, mixed-use, and 
walkable communities, protecting natural and agricultural areas, and the reduced need for driving 
and consequent reduced energy consumption and GHG emissions. 
 
To better understand the costs and revenues associated with ‘urban’ vs. ‘sprawl’ forms of 
development forms in the Metro Vancouver region, this project will explore the ‘hard’ and ‘soft’ 
municipal and regional infrastructure / servicing capital and operating costs (i.e. roads, water, 
sanitary, sewerage, park, as well as other local government services such as recreation, policing, 
fire, etc.) for different residential forms, densities, and locations of housing, and compare it to 
property taxation / utility and user revenues, on a per unit or per capita basis.  
 

5.2 
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PROJECT OBJECTIVES 
Various research into this matter has already been completed in a number of American, Australian 
and other Canadian geographies, but not in the Metro Vancouver region to date (References 1 to 
13). This project will summarize that work as well as other available resources / references, 
supplemented with informational interviews, case studies, and best practices, focused on findings 
most relevant to the Metro Vancouver region. This study will also help inform the discussion about 
the possible benefits and drawbacks and associated costs of different housing development forms. 
 
The primary project objective is to create an accessible, current, central, easy-to-read informational 
resource relevant to the Metro Vancouver region and to inform local planning initiatives, decision 
making, and regional growth policies and implementation.  
 
The final study will be publicly available and will inform decisions and initiatives pertaining to 
greenfield vs. infill forms of residential development. The results will also inform the Metro 2050 
Urban Centres and Frequent Transit Development Area target review work to be completed later in 
2023. 
 
Scope of Work 
The following is the scope of work to be undertaken by Regional Planning staff: 

 Compile and complete research / literature review on the topic focusing on relevant 

sources and examples: 

o Including informational interviews with key informants, such as academics 

and consultants who are subject matter experts; 

o Considering both capital and operating costs of local and regional services, 

and;  

o Reviewing and summarizing existing publications and associated costing / 

financial estimates, rather than generating new estimates based on primary 

data analysis. 

 Identify a series of anonymized case study locations using land uses, development 

densities, and residential form and location characteristics to determine geographic 

distribution; and 

 Profile the findings that are most relevant to the varied Metro Vancouver context. 

The project is not intending to: 

 Address non-residential forms of development, such as commercial, industrial, or 

institutional land uses; 

 Make recommendations about possible changes in levels of municipal service, 

property taxation, or Development Cost Charges / Community Amenity Charges; 

 Compare costs and revenues of services by municipality within the region; 

 Consider housing supply and demand implications or the recommendations of 

completed Housing Needs Reports; 
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 Address the impacts of land use regulations on housing costs, the development 

approval / review process; or 

 Explore other indirect advantages or disadvantages of different housing forms / 

densities.  

 

Project Timeline and Engagement 
The project will be completed by Regional Planning staff and is part of this year’s work program. 
The scope of work report was presented to the Regional Planning Advisory Committee on March 3, 
2023 where the Committee members discussed:  

 A significant interest in the project and its outcomes; 

 A desire to see and understand the residential typologies to be used for the analysis; 

 The need for a consideration of the local context, including potential housing forms and 
servicing requirements; 

 The possibility of including local services provided by other agencies, such as schools and 
transit; and 

 An interest in lifecycle costing to identify possible infrastructure structural deficits over 
time. 

 
Regional Planning staff will engage with member jurisdiction planning staff during the project in 
terms of acquiring data and testing assumptions that are being considered. Periodic updates on 
progress will be provided to the Regional Planning Advisory Committee and the Regional Planning 
Committee.  
 

ALTERNATIVES 
This is an information report. No alternatives are presented. 
 
FINANCIAL IMPLICATIONS 
This work will be completed in-house by Regional Planning staff. There are no financial costs 
associated with this project.  
 
CONCLUSION 
To better understand the costs and revenues associated with different residential development 
forms in the Metro Vancouver region, this project will explore the municipal and regional 
infrastructure / servicing capital and operating costs for different forms, densities, and locations of 
housing, and compare it to property taxation / utility and user revenues. 
 
This report provides Regional Planning Committee members with the scope of work for this project 
and an opportunity to provide comments that may guide and inform the study. 
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58020105 

To: Regional Planning Committee 
 
From: Mark Seinen, Senior Planner, Regional Planning and Housing Services 
 
Date: March 21, 2023 Meeting Date:  April 14, 2023 
 
Subject: Regional Planning Transportation Portfolio Update 

 
RECOMMENDATION 
That the Regional Planning Committee receive for information the report dated March 21, 2023, 
titled “Regional Planning Transportation Portfolio Update”. 
 

 
EXECUTIVE SUMMARY 
This report provides a review of Metro Vancouver's role in regional transportation planning, 
focusing on the key projects and initiatives identified in the Regional Planning Committee’s 2023 
Work Plan. The best transportation plan is a good land use plan, and it is this perspective that 
informs the policy actions of Goal 5 of Metro 2050. These policy actions are being advanced through 
specific projects such as the Housing + Transportation Cost Burden Study Update and the Regional 
Parking Strategy. These key projects on the 2023 Work Plan are in addition to ongoing coordination 
and collaboration on external transportation initiatives, such as Transportation Corridor Studies. 
 
PURPOSE 
This report provides the Regional Planning Committee with an overview of the Regional Planning  
transportation portfolio, including relevant context, key projects, and other ongoing initiatives. 
 
BACKGROUND 
The Regional Planning Committee’s 2023 Work Plan contains several projects from the 
transportation planning portfolio, including the Housing + Transportation Cost Burden Study 
Update, Regional Parking Strategy, and Transportation Corridor Studies. 
 
THE INTERSECTION OF TRANSPORTATION AND LAND USE 
Metro Vancouver plays a coordinating and supportive role in regional transportation planning, 
serving as a connection between member jurisdictions, TransLink, the Ministry of Transportation 
and Infrastructure, and other agencies. As a result of this unique role, the Regional Planning 
Transportation portfolio sits at the intersection of transportation and land use planning. This 
involves considering how transit and other transportation projects influence land use (e.g. 
development potential, land values, and housing affordability), along with evaluating how land use 
changes have an impact on transportation systems.  
 
In principle, the best transportation plan is a good land use plan, especially at the regional scale. 
Regional Planning does not advance projects solely focusing on the provision of transportation 
infrastructure, as that is the role of TransLink, the Province, and member jurisdictions. Rather, 
Regional Planning’s transportation portfolio focuses on the demand side, seeking to support the 
growth management goals and objectives of Metro 2050, which have been developed to maximize 
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the public benefits of regional transportation investments, encourage active transportation and 
transit, and reduce GHG emissions.  
 
KEY PROJECTS AND INITIATIVES 
The following section provides an overview of recent and ongoing projects and initiatives from the 
Regional Planning transportation portfolio. 
 
Policy Tools of Metro 2050’s Goal 5 
The policy actions of Metro 2050’s Goal 5: Support Sustainable Transportation Choices focus on 
coordinating regional land use and transportation in support of sustainable mobility for both people 
and goods. It also outlines the relationship between TransLink and Metro Vancouver. 
 
The Major Transit Growth Corridors, a new organizing framework in Metro 2050, were developed to 
guide growth along regionally-significant transit corridors. These corridors are candidate locations 
for new Frequent Transit Development Areas and increasing transit investments. The corridors 
were selected in collaboration with member jurisdictions and TransLink, in accordance with the 
following principles: 
 

 Anchored by Urban Centres or FTDAs; 

 Connected by the Major Transit Network; 

 Resilient to natural hazards;  

 Accessible to jobs and services; and  

 Walkable. 
 
Metro 2050’s updated transportation policy actions are consistent with Transport 2050, the 
Regional Transportation Strategy. Together, these plans support multi-modal planning and advance 
the new network concepts of the Major Transit Network, Regional Cycling Network and Regional 
Truck Route Network. Policy actions in Goal 5 also address the impacts of emerging technologies 
and issues, such as zero-emission vehicles, micro-mobility, e-commerce, and climate resilience. 
 
Housing + Transportation Cost Burden Study Update 
The Housing and Transportation Cost Burden Study (2015) is being updated to reflect the latest 
available data and account for changes in the region’s housing and transportation landscape. This 
project is investigating the impact of combined housing and transportation costs on households in 
Metro Vancouver. Given that housing and transportation are two of the most significant costs faced 
by households, this study will offer important insights into how the region can address its 
affordability challenges. The updated H+T study will be completed in mid-2024. The project’s scope 
of work is contained in a staff report that was received by the MVRD Board at its February 25, 2022 
meeting (Reference 2). 
 
Regional Parking Strategy 
Policy action 5.1.6 of Metro 2050 calls for the creation of a Regional Parking Strategy that builds 
upon the Apartment Parking Studies completed by Metro Vancouver in 2012 and 2018. The project 
is being undertaken in partnership with TransLink to comprehensively address both off-street 
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parking and on-street parking. The project is being supported by a Working Group comprising 
Metro Vancouver, TransLink, and member jurisdiction staff.  
 
The Regional Parking Strategy will develop policy guidance aimed at right-sizing the supply of off-
street parking and implementing complementary on-street parking management practices. Benefits 
of this approach are expected to include: 
 

 decreasing construction costs and enabling more housing development;  

 making more efficient use of urban land;  

 managing transportation demand – i.e. reducing the amount of driving and encouraging 
alternative modes of transportation;  

 facilitating alternative uses of street rights-of-way (e.g. for Bus Rapid Transit); and 

 improving the functionality of the parking system as a whole by increasing parking 
availability, encouraging turnover, and managing spillover effects. 
  

The Regional Parking Strategy will be context-sensitive, reflecting local needs with tailored guidance 
for different land use and transportation circumstances. The project is scheduled to be completed 
by the end of 2024. More information about the scope of work is contained in a staff report that 
was received by the MVRD Board at its May 27, 2022 meeting (Reference 3). 
 
Transportation Corridor Studies and Monitoring  
Metro Vancouver has led a number of corridor studies and monitoring programs in collaboration 
with member jurisdictions, TransLink, and other participating agencies. Staff are currently planning 
on participating in four corridor-based studies in 2023: 
 

 Broadway Subway Project – Supportive Policies Agreement implementation; 

 Surrey-Langley SkyTrain – 196 Street Joint TOD Study; 

 Scott Road Corridor – Visioning Study; and 

 200th Street Corridor – Township of Langley. 
 
Coordination with External Agencies 
Regional Planning is the key point of contact for external transportation partners such as TransLink 
and the Ministry of Transportation and Infrastructure. In this capacity, Regional Planning 
collaborates on a range of projects and initiatives, including: 
 

 Greater Vancouver Regional Fund (i.e. “Gas Tax Fund”) administration. The MVRD Board has 
approval authority over TransLink requests for GVRF funding. TransLink submits an annual 
application package, typically in the fall, which is reviewed by Regional Planning and 
presented to the Finance Committee and MVRD Board for consideration (Reference 4).  
 

 10-Year Investment Plan consultation. Pursuant to the South Coast British Columbia 
Transportation Authority Act, TransLink is required to consult with Metro Vancouver before 
any Investment Plan is considered by the Mayors’ Council. Regional Planning evaluates 
TransLink’s draft Investment Plan and reports out to the Regional Planning Committee and 
MVRD Board. The most recent consultation is summarized in a staff report that was 
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received by the MVRD Board at its April 29, 2022 meeting (Reference 5). The next 10-Year 
Investment Plan consultation is expected to occur in early 2024. 

 

 Major projects. Regional Planning actively participates in major infrastructure projects and 
transportation planning led by others to ensure that these initiatives advance the goals and 
objectives of Metro 2050. Recent and ongoing examples include Transport 2050, SkyTrain 
extension planning, Driving Down Emissions (led by Metro Vancouver’s Air Quality and 
Climate Change group), and the Fraser River Tunnel Project (i.e. George Massey Tunnel 
replacement).  
 

 Committee involvement. Regional Planning staff represent Metro Vancouver on 
transportation-themed advisory committees such as TransLink’s Regional Transportation 
Advisory Committee and Commercial Vehicle Working Group. Regional Planning staff also 
participate on an ad-hoc basis in working groups for specific projects, including TransLink’s 
Last-Mile Urban Freight Task Force and Commute Trip Reduction Working Group.  

 
ALTERNATIVES 
This is an information report. No alternatives are presented. 
 
FINANCIAL IMPLICATIONS 
There are no financial implications associated with this report.  
 
CONCLUSION 
This report provides a summary of Metro Vancouver's role in regional transportation planning, 
focusing on the key projects and initiatives identified in the Regional Planning 2023 Work Plan.  
 
 

References 
1. Regional Planning Committee report dated October 16, 2020, titled “Metro 2040 Transport 

Policy Review – Policy Options and Recommendations” 
2. Regional Planning Committee report dated January 24, 2022, titled “Housing and Transportation 

Cost Burden Study Update – Scope of Work”  
3. Regional Planning Committee report dated April 11, 2022, titled “Regional Parking Strategy – 

Scope of Work”  
4. MVRD Board Policy No. FN-012: Federal Gas Tax Fund Expenditures Policy 
5. Finance Committee report dated April 13, 2022, titled “Considering TransLink’s 2022 Investment 

Plan and Proposed Increase in Borrowing Limit” 
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56934763 

To: Regional Planning Committee 
 
From: Laurie Bates-Frymel, Senior Planner, Regional Planning and Housing Services  
 
Date: March 21, 2023 Meeting Date:  April 14, 2023 
 
Subject: Updates to the Regional Tree Canopy Cover and Impervious Surfaces Datasets – 

Scope of Work 

 
RECOMMENDATION 
That the Regional Planning Committee receive for information the report dated March 21, 2023, 
titled “Updates to the Regional Tree Canopy Cover and Impervious Surfaces Datasets – Scope of 
Work”. 
 

 
EXECUTIVE SUMMARY 
As set out in Metro 2050, Metro Vancouver collects and maintains regional ecological health 
indicator data, including regional tree canopy cover and impervious surfaces spatial datasets 
(Reference 1). The regional tree canopy cover and impervious surfaces datasets will be updated in 
2023 using the newly-generated high-resolution land cover classification from 2020 and, where 
possible, changes between 2014 and 2020 will be summarized. Once completed, staff will use the 
tree canopy cover dataset for Metro 2050 performance monitoring, and member jurisdictions may 
find them useful to support local urban forestry and stormwater management policy 
implementation. This project is expected to be complete by the end of 2023, the results will be 
shared with member jurisdictions, and the updated datasets will be available on Metro Vancouver’s 
online data catalogue in early 2024.  
 
PURPOSE 
To provide the Regional Planning Committee with the scope of work for the project to update the 
regional tree canopy cover and impervious surfaces spatial datasets.   
 
BACKGROUND 
In 2019, Metro Vancouver undertook an analysis of tree canopy cover and impervious surfaces in 
Metro Vancouver using high-resolution land cover classification data from 2014. The results were 
summarized in a staff report titled “Ecological Health – Tree Canopy Cover and Impervious 
Surfaces” (Reference 2) and a technical report titled “Regional Tree Canopy Cover and Impervious 
Surfaces” (Reference 3). That work informed new urban forestry policy directions in Metro 2050, 
including the 2014 tree canopy cover baseline of 32% within the Urban Containment Boundary. 
 
POLICY CONTEXT 
Metro 2050, the regional growth strategy, sets a regional target to “increase the total regional tree 
canopy cover within the Urban Containment Boundary from 32% to 40% by the year 2050” (Policy 
Action 3.2.1b). Metro 2050 also identified a continuing important role for Metro Vancouver to 
collect and maintain regionally-consistent tree canopy cover data, and to share such datasets with 
member jurisdictions (Policy Action 3.2.2a). 
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The draft Climate 2050 Nature and Ecosystems Roadmap also includes an action for Metro 
Vancouver to “provide data and resources to support urban forest management” (Policy Action 4.2) 
(Reference 4). 
 
MEASURING TREE CANOPY COVER AND IMPERVIOUS SURFACES 
Trees provide a range of important ecosystem services for people including shading, cooling, clean 
air, carbon storage, and stormwater management. Tree canopy cover refers to the leaves and 
branches that form a visible layer when viewing an area from the air, and the extent to which they 
obstruct the view of the ground. Measuring tree canopy cover is a relatively simple way to 
determine the extent of the urban forest and the magnitude of services it provides.  
 
Impervious surfaces, such as paved roads and buildings, are surfaces that allow very little or no 
water to pass through them, increasing stormwater runoff. Impervious surfaces are associated with 
many of the negative effects of urbanization such as increased temperatures (the ‘Urban Heat 
Island’ effect) and flood risk, along with impacts to stream health through disrupted hydrological 
cycles and poor water quality. Measuring the level of landscape imperviousness gives an indication 
of the extent of these negative effects. 
 
While tree canopy cover and imperviousness are ecological health indicators, because of their 
connection to factors such as urban temperatures and stormwater management, they are also 
important indicators of how resilient communities may be to climate change-related impacts. 
Looking at whether these indicators are distributed equitably across cities or regions helps us to 
identify communities or populations that may be more vulnerable to risks and receiving fewer 
ecosystem service benefits. 
 
The regional tree canopy cover and impervious surfaces datasets are generated using the regional 
land cover classification dataset, which is currently being updated. Derived using LiDAR and satellite 
imagery, the land cover classification dataset provides a contiguous layer of broad biophysical 
classes, including coniferous tree, deciduous tree, grass / herb, buildings, paved, and water. The 
coniferous and deciduous tree classes are the main features used to calculate tree canopy cover, 
whereas impervious surfaces include the paved and buildings classes.  
 
PROJECT OBJECTIVES 
The objectives for the tree canopy cover and impervious surfaces dataset update project are to: 
1. Use the 2020 high-resolution land cover classification dataset to create: 

a) a tree canopy cover spatial dataset, and  
b) an impervious surfaces dataset; 

2. Compare those datasets to the 2014 data and summarize the changes between 2014 and 2020 
at various scales (e.g. within the Urban Containment Boundary, within each regional land use 
designation, by sub-region), where possible;  

3. Share the results with members of the Regional Planning Advisory Committee (RPAC), the RPAC-
Environment Subcommittee, and the Stormwater Interagency Liaison Group to inform local 
urban forest enhancement and stormwater management efforts; and 

4. Post the updated datasets on the Metro Vancouver Open Data Catalogue. 
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Item 2 is noted as ‘where possible’ because changes in methodology between the 2014 and 2020 
land cover classification datasets may complicate this comparison. 
 
PROCESS AND TIMELINES 
It is anticipated that Metro Vancouver will retain a consultant to conduct this work with results 
expected by the end of 2023. The GIS datasets would be posted online in early 2024. The 2020 
regional tree canopy cover and impervious surfaces datasets will be used for Metro 2050 
performance monitoring and other projects. These datasets are updated every six years in 
alignment with regional ecological health data collection and reporting. 
 
ALTERNATIVES 
This is an information report. No alternatives are presented. 
 
FINANCIAL IMPLICATIONS 
The Board-approved 2023 Regional Planning budget included $20,000 for the tree canopy cover and 
impervious surfaces dataset updates. These funds will be used to support retaining a consultant to 
conduct this work. 
 
CONCLUSION 
As set out in Metro 2050, Metro Vancouver collects and maintains regional ecological health 
indicator data, including tree canopy cover and impervious surfaces spatial datasets. The tree 
canopy cover and impervious surfaces datasets will be updated in 2023 using the newly-generated 
high-resolution land cover classification from 2020, and, where possible, changes between 2014 
and 2020 will be summarized at various scales (e.g. within the Urban Containment Boundary, within 
each regional land use designation, by sub-region). This project will be completed by the end of 
2023 and results will be shared with the Regional Planning Advisory Committee (RPAC), the RPAC-
Environment Subcommittee, the Stormwater Interagency Liaison Group, member jurisdictions, and 
the Regional Planning Committee and MVRD Board.  
 
Once completed, these datasets will be used for Metro 2050 performance monitoring and they may 
help to support member jurisdiction staff with local urban forestry and stormwater management 
policy implementation. The datasets will be available on Metro Vancouver’s online data catalogue 
in early 2024. 
 
 
References 
1. Metro 2050 
2. Ecological Health – Tree Canopy Cover and Impervious Surfaces 
3. Regional Tree Canopy Cover and Impervious Surfaces 
4. Draft Climate 2050 Nature and Ecosystems Roadmap 
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 58662831     

To: Regional Planning Committee 
 
From: Heather McNell, Deputy Chief Administrative Officer - Policy and Planning 
 
Date: March 21, 2023 Meeting Date:  April 14, 2023 
   
Subject: Manager’s Report 

 
RECOMMENDATION 
That the Regional Planning Committee receive for information the report dated March 21, 2023, 
titled “Manager’s Report”. 
 

 
REGIONAL PLANNING COMMITTEE 2023 WORK PLAN 
The Regional Planning Committee’s Work Plan for 2023 is attached to this report (Attachment 1). 
The status of work program elements is indicated as pending, in progress, ongoing or complete. The 
listing is updated as needed to include new issues that arise, items requested by the Committee, 
and changes to the schedule. 
 
EQUITY INDICATOR MAPS UPDATED WITH 2021 CENSUS DATA 
Metro Vancouver has been leading a multi-year research project to better understand how social 
equity and regional planning are related and how to apply an equity lens to regional planning work. 
This project is in its 3rd phase and one of the deliverables is to update the phase 2 Equity Indicator 
Maps (References 1 and 2). The maps were originally prepared using 2016 Census data, and 22 of 
the 49 Equity Indicator Maps have now been updated with the most recent 2021 Census data 
available (References 3 and 4).  
 
These maps can be viewed at the reference link below (Reference 4) as well in the form of GIS 
datasets. To request the GIS datasets for use in local planning research please contact 
regionalplanning@metrovancouver.org  
 
UPCOMING WEBINAR – “USING SOCIAL EQUITY MAPPING IN PLANNING PRACTICE” 

On May 2, 2023 from 12:00 – 1:15 pm, Metro Vancouver Regional Planning and External Relations 
staff will be hosting a free online webinar showcasing recent work on social equity mapping 
completed as part of the Social Equity in Regional Growth Management Study. This webinar will 
focus on data and examples within the Metro Vancouver region only. 
 
The goal of the webinar is to raise awareness among local planners, practitioners, planning analysts, 
and researchers about the social equity indicator maps and data that is now available, and highlight 
a few examples of they can be used. More information on the ongoing work and recent reports are 
included as References 1 to 4. 
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REGIONAL CONTEXT STATEMENT IMPLEMENTATION GUIDELINE 
An information report was presented to the Regional Planning Advisory Committee on April 6, 2023 
on the draft Implementation Guideline for Regional Context Statements. With the adoption of 
Metro 2050 in February 2023, local governments have two years to submit a Regional Context 
Statement that demonstrates how local aspirations as expressed in their Official Community Plan, 
align with the regional federation’s goals and policies of the updated regional growth strategy. Staff 
have prepared a draft Implementation Guideline to support member jurisdictions in drafting a 
regional context statement, and are incorporating feedback from RPAC members and other 
municipal planning staff to ensure it provides the type of information local governments need. Once 
the feedback has been incorporated, the Implementation Guideline will be presented to the 
Regional Planning Committee and MVRD Board for adoption, likely in May or June of this year.  
 
 
Attachments 
1. Regional Planning Committee 2023 Work Plan 
2. Housing Cost Burden Map 
3. Housing Tenure-Renters Map 
4. Average Commute Time Map 
 
References 
1. Equity Study Phase 1 Final Report 
2. Equity Study Phase 2 Final Report 
3. Social Equity Indicator Maps (2016) 
4. Social Equity Indicator Maps (2021 Census)  
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Regional Planning Committee 2023 Work Plan 
Report Date:  March 21, 2023 

Priorities 
1st Quarter Status 

E-Commerce Study Findings Complete 

Municipal Liaison Review Implementation Complete 

Adoption of Metro 2050 Complete 

Metro 2050 Climate Policy Enhancement Project – Scope Complete 

Equity Study Phase 3 – Final Report Complete 

Tree Canopy Cover and Impervious Services Update – Scope Complete 

Metro Vancouver Office Inventory Update In Progress 

Community and Social Data Model – Phase 1 Complete 

2nd Quarter Status 

Ecosystem Services on Agricultural Lands Complete 

Regional Food Systems Strategy Update - Scope Pending 

Agricultural Land Protection and Viability Strategy – Scope Pending 

Sensitive Ecosystem Inventory In Progress 

Transportation Corridor Study In Progress 

Housing + Transportation Cost Study Update In Progress 

Metro 2050 Implementation Guidelines – Phase 1 (Technical Documents) In Progress 

Develop Immigration Model In Progress 

Metro Vancouver 3D Model In Progress 

Community and Social Data Model – Phase 2 In Progress 

3rd Quarter Status 

Conduct Urban Centres and FTDAs Policy and Target Review Pending 

Recommended Actions – Industrial Land Strategy Pending 

Regional Green Infrastructure Network Guidelines In Progress 

Metro 2050 Climate Policy Enhancement Project In Progress 

Metro 2050 Implementation Guidelines – Phase 2 (Best Practice Guide) Pending 

Regional Land Use Model Pending 

Metro Vancouver Regional Data Book Pending 

4th Quarter Status 

Regional Food Strategy Update Pending 

Regional Green Infrastructure Network Guidelines Pending 

Sensitive Ecosystem Inventory Pending 

Regional Parking Strategy In Progress 

Agricultural Land Use Inventory In Progress 

Agricultural Data Book Pending 

Metro Vancouver Housing Data Book Pending 

2021 Census Custom Data Report Outs Pending 
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