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Report to Committee

R|Chm0nd Planning and Development Department
To: Planning Committee Date: August 28, 2013
From: Joe Erceg File:

General Manager, Planning and Development

Re: Richmond Response: Three Proposed Metro Vancouver Regional Growth Strategy
Amendments: Township of Langley (North Murrayville, Hendricks, Highway #1/
200" Street)

Staff Recommendation

That, as per the report from the General Manager, Planning and Development, dated

August 28, 2013, titled: Richimond Response: Three Proposed Metro Vancouver Regional
Growth Strategy (RGS) Amendments: Township of Langley (Highway #1 / 200" Street,
Hendricks, North Murrayville), Council advise Metro Vancouver that the City of Richmond:

(1) For the Highway #1 / 200th Street Area, supports proposed Regional Growth Strategy
amendment, as il is consistent with the 2040 Regional Growth Strategy and will enable the
Township to better meet its long term employment land and development needs;

(2) For the Hendricks area, notes that the area is in the Agricultural Land Reserve and, in such
situations, 2040 RGS Policy 2.3.4 does not enable the MV Board to move the Urban
Containment Boundary to locate the area within it, or to re-designate the affected area from
RGS Agricultura) to another RGS designation;

(3) For the North Murrayville area, notes that the area is in the Agricultural Land Reserve and, in
such situations, 2040 RGS Policy 2.3.4 does not enable the MV Board to move the Urban
Containment Boundary to locate the area within it, or to re-designate the affected area from
RGS Agricultural) to another RGS designation; and

(4) Requests that, to improve RGS amendment reviews, Metro Vancouver staff: (a) ensure that
future RGS amendment packages are more complete and (b) provide a more comprehensive
assessment and an opinion regarding the acceptability of proposed RGS amendments, before
they are circulated for comment (e.g., to the MV Regional Planning Advisory Committee,
MV Regional Planning and Agricultural Committee, MV Board and local governments).

oe Erceg, General Yanager,
Planning and Devefopment
JE:ttc
Afl. 4
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Staff Report
Origin
On May 22, 2013, Metro Vancouver (MV) Board (Board) invited the affected local
governments, including Richmond, to comment on three proposed Regional Growth Strategy
(RGS) amendments requested by the Township of Langley, in the North Murrayville, Hendricks
and Highway | /200 Street areas (Attachments 1 and 2). This report responds to Metro
Vancouver’s invitation. The MV deadline for a response was September 20, 2013, but Metro
Vancouver has extended this to September 27, 2013 to accommodate several municipalities
meeting schedules. (Note: MV staff also advise that if necessary, after September 27, they will

present late local government responses “on table™ at Metro Vancouver Board and Committee
meetings, but they would not be included in MV staff’s analysis).

2011 —2014 Council Term goals
This addresses the following 2011 -2014 Council Term Goal:

— 7. Managing Growth and Development

Analysis

Below, each proposed RGS amendment is described, along with the required type of RGS
amendments and 2 staff recommendation:

1. The Bighway #1 /200th Street Area

The propasal is for a Type_a RGS amendment requiring a
50 + 1 MV Board vote.

! Type of RGS Amendment

The parcel is approximately 23 hectares (567 acres) and

| Pessxipton et sraa includes an 8.3 hectare (20.5 acre) mobife home park.

Inside the Urban Containment Boundary? Yes, it is in the UCB.
Part of the Agricultural Land Reserve? No, It is not in the ALR.

Existing Regional Growth Strategy Designation | Mixed Employment

To re-designate the area ;r;m RGS Mixed Employment

Township of Langley’s Requests (office and industrial) to RGS General Urban.

To accommodate a mixed use (includes residential)
development.

Township of Langley's Reason

Discussion

In response to a concern that the proposed RGS amendment appears to cause a loss of 23
hectares (57 acres) of Mixed Employment lands, Township staff advise this will not be the
case, as the area is not all comprised of mixed employment uses (e.g., the 8.3 hectare mobile
home park which will continue). Also the Township’s 2010 Employment Lands Study
indicates that to 2035, it is estimated that the Township will have a surplus of 49 hectares
(120 acres) of employment lands and, as well, there is additional flexibilily to designate
further employment lands within the Township.
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Staff Recommendation

City staff recommend that the proposed RGS amendment be supported as it is consistent with
the 2040 RGS and will enable the Township to better meet long term employment land and

develop needs.

2. The Hendricks Area

Type of RGS Amendment

The proposal is for a Type 2 RGS amendment requiring a MV
public hearing and a two-thirds weighted Metro Vancouver
Board vote,

Description of Area

The parcel is approximately 4 ha (10 acres), long, narrow and
partially treed.

Inside the Urban Containment Boundary?

No, it is outside the UCB.

Part of the Agricultural Land Reserve?

Yes, it is in the ALR.

Existing Regional Growth Strategy Designation

Agricultural

Township of Langley’s Requests

(1) To move the Urban Containment Boundary so as to
include the area.

(2) To re-designate the area from RGS Agricultucal to RGS
General Urban,

Township of Langley’s Reason

To allow for 21 single family lots (e.g., +/- 0.5 acres each).

Discussion

Similar to the North Murrayville Area below, two relevant 2040 RGS Polices are: (1) Policy
2.3.4 which states that Metro Vancouver’s role is to “work with the Agricultural Land
Commission to protect the region’s agricultural land base and not amend the Agricultural or
Rural land use designation of a site if it is still part of the Agricultural Land Reserve, except
to change it to an Agricultural land use designation”, and (2) Policy 6.11.2 states “In
accordance with the Agricultural Land Commuission Act, in the event that there 1s an
inconsistency between the regional land use designations or policies set out in the Regional
Growth Strategy and the requirements of the Agricultural Land Commission Act or
regulations and orders made pursuant thereto, the Agricultural Land Commission
requirements will prevail”. These two RGS policies are some of the strongest in the RGS.

The ALC refused to exclude this area in 1993, 2003 and 2009 for the following reasons:
partially to avoid conflict with the RGS, partially to avoid ALR non-farm use speculation
(e.g., country residential), the site has some very limited suitability for agriculture, and within
the ALR the area, can be subdivided for residential uses on the understanding that there will
be edge planting and possibly an agricultural land trust established to benefit agriculture
(TBD). Attachment 4 presents the ALC’s April 23, 2010 letter to Alan Hendricks in the
Township of Langley which denies the ALR exclusion.

On August 28, 2013, MV staff and ALC staff both verified that this area is still in the ALR.
However, the ALC advises that, even though this area is in the ALR, they support the
proposed RGS amendment. In effect, this would allow a non excluded ALR area to be
located in the Urban Containment Boundary and re-designated from RGS Agriculture to
RGS General Urban. As indicated above according to RGS Policy 2.3.4 which states that
Metro Vancouver’s role is to “work with the Agricultural Land Commission to protect the
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region’s agricultural land base and not amend the Agricultural or Rural land use designation
of a site if it is still part of the Agricultural Land Reserve, except to change it to an
Agricultural land use designation”, the ALC’s advice is not acceptable. Currently in the
Metro Vancouver Region, the ALR boundary and Urban Containment Boundary are not
coterminous and there are some ALR areas within the Urban Containment Boundary, RGS
Policy 2.34 indicates that lands in the ALR can no longer.be included in the Urban
Containment Boundary or re-designated non RGS Agriculture.

Staff recommendation

Staff recommend not supporting the proposed RGS amendment as the area is in the
Agricultural Land Reserve and, in such sitvations, 2040 RGS Policy 2.3.4 does not enable the
MYV Board to move the Urban Containment Boundary to locate the area within it, or to
re-designate the affected area from RGS Agricultural to another RGS designation.

3. North Murravville Area

The proposalis for a Type 2 RGS amendment requiring a
Type of RGS Amendment Metro Vancouver public hearing and a two-thirgs
weighted Metro Vancouver Board vote.

The area is approximately 8 ha (20 acres) and the

Description of Area Agricuitural Land Commission regards it as suitable for
agricuiture.
Inside the Urban Containment Boundary? No, it is outside the UCB,

Part of the Agricultural Land Reserve? Yes, it is in the ALR.

'| Existing Regional Growth Strategy Designation Agricultural

(1) To move the Urban Containment Boundary so as to
include the area.

(2) To re-designate the area from RGS Agricultural to
RGS General Urban,

Township of Langley’s Requests

To make a more consistent land use paftern along the

north side of 52 Avenue
(Richmond staff note: The area Is partially green field
and partially used by a nursery. There is no
development proposal. If the proposed RGS
amendment were approved, Township of Langley
staff suggest that the area may become mostly
residential with better edge planning).

Township of Langley’s Reason

Discussion

Two relevant 2040 RGS Policies are: (1) Policy 2.3.4 which states that Metro Vancouver’s
role is to “work with the Agricultural Land Commission to protect the region’s agricultural
land base and not amend the Agricultural or Rural land use designation of a site if it is still
part of the Agricultural Land Reserve, except to change it to an Agricultural land use
designation”, and (2) Policy 6.11.2 which states: “In accordance with the Agricultural Land
Commission Act, in the event that there is an inconsistency between the regional land use
designations or policies set out in the Regional Growth Strategy and the requirements of the
Agricultural Land Commission Act or regulations and orders made pursuant thereto, the
Agricultural Land Commission requirements will prevail”. These two RGS policies are some
of the strongest in the 2040 RGS.
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The affected area was reviewed by the Agricultural Land Commission in 1980 and in 2013.
The proposed amendment 1s not supported by the Agricultural Land Commission as it is
suitable for agriculture and not excluded from the ALR (Attachment 3: the ALC’s

June 7, 2013 letter to the Township of Langley, Item 10). Op August 28, 2013, MV staff and
ALC staff both verified that this area is still in the ALR. The ALC does not support the
proposed RGS amendment, as the area is in the ALR.

Staff Recommendation

Staff recommend not supporting the proposed RGS amendment as the area is in the
Agricultural Land Reserve and, in such situations, 2040 RGS Policy 2.3.4 does not enable the
MYV Board to move the Urban Containment Boundary to locate the area within it, or to re-
designate the affected area from RGS Agricultural to another RGS designation.

Recommendations To Improve The Metro Vancouver RGS Amendment Packages

While Metro Vancouver is to be commended for the quality of their reports, this RGS
amendment package was found to be lacking in clarity and detail which made reviewing the
proposal more difficult that it should have been. Specifically, the report lacked: (1) accurate
mapping and details of the affected sites, street names and ALR boundary, (2) details and
reasons why the local government was making the RGS amendment request, (3) the history of
relevant Agricultural Land Commission (ALC) exclusion decisions and a rationale for their
recommendation, and (4) an analysis and preliminary opinion by MV staff regarding the
proposed RGS amendment (It is acknowledged that the MV staff opinion may change, as the
review process evolves).

In the absence of the above, Richmond City staff had to take significant time to the contact the
Township of Langley, ALC and Metro Vancouver staff several times, to clarify mapping, details,
chronologies and facts.

To improve RGS amendment reviews, it is recommended that Metro Vancouver staff: (a) ensure
that future RGS amendment packages are inore complete and (b) provide a more comprehensive
assessment and an opinion regarding the acceptability of proposed RGS amendments before they
are circulated for comment (e.g., to the MV Regional Planning Advisory Committee, MV
Regional Planning and Agricultural Committee, MV Board and local governments).

Next Steps

MYV staff will present their report with all local- government commeants to the October 4, 2013,
MV Regional Planning and Agncultural Committee meeting and on October 25, 2013, the MV
Board will review the matter. If an MV Public Hearing is necessary, it will likely be held in
November 2013, with the final MV Board decision before December 31, 2013.

Financial Impact

None.
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Conclusion

City staff have reviewed three proposed Metro Vancouver Regional Growth Strategy
amendments initiated by the Township of Langley and recommend that one be accepted and two
not be accepted as they are in the Agricultural Land reserve.

T er{y Crowe,
Manager Policy Planning (4139)

TTC:cas

Attachment Description

Maps of The Three (3) Proposed MV RGS Amendments For The Township of Langley:

- A map showing the (1) North Murrayville Area, (2) Hendricks Area and (3) Highway # 1 /200
Attachment 1 Street Area, and

- Adetailed North Murrayville Map, for clarity.

— A delailed Hendricks Area Map, for clarity.

July 28, 2013 - Notification Letter From Metro Vancouver To Richmond [nviting Comment

Regarding Three Proposed MV RGS Amendments for the Township of Langley (North

Murrayville, Hendricks, Highway #1 /200" Street): includes:

- 5.2-AJuly5, 2013, MV staff report to the July 19, 2013 MV Regional Planning Advisory
Committee (RPAC)

— 5.2 Attachment 1 — A June 25, 2013 MV staff report to the July 5, 2013 MV Regional
Planning and Agriculture Committee (RPAAC)

— June 24, 2013 — A Letter From the Township of Langley to the MV Board requesting the
three RGS Amendments

- Note the last two documents are duplicated in Attachment 1

Attachment 2

June 7, 2013 - ALC Letter to The Township of Langley refusing the North Murrayville Area ALR

Attachment 3 .
exclusion

Attachment 4 April 23,2010 — ALC letter to Alan Hendricks refusing the Hendricks Area ALR exclusion
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ATTACHMENT 1

Map of the North Murrayville Area

Proposed RGS Amendment Area
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ATTACHMENT 1

Map of the Hendricks Area

Proposed RGS Amendment Area
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| TO: b ATTACHMENT 2
i cC .
[FROM: CITY CLERK'S OFFICE|

metrovancouver - . va Greater Vi

' 4330 Kingsway, Burnaby, BC, Canada V5H 4G8 604-432-6200 www.metrovancouver.org PC . Terf Ofd,da -‘Q()f‘
appf%onata QcHpn

Boord ond information Services, Corporate Services
Tel. 604-432-6250 Fax 604-451-6686

100'-03&5%— FY)

JuL 2 9 208 File: CR-04-01-RD
PHOTOCOPRIED — -
Mayor Malcolm Brodie \ > ]42 '
and Members of Council JUL 31 0 TR
City of Richmond il
6911 No. 3 Road
Richmond, BC V6Y 2C1 & DISTRIBUTED

DS - 36 LaS3Tq
Dear Mayor Brodie and Members of Council:

Re: Notification of Three Proposed Amendments to the Metro Vancouver Regional Growth
Strategy Land Use Designation Map - Township of Langley

This letter provides notification to affected local governments and other agencies, in accordance with
section 857.1(2) of the Local Government Act, and sections 6.4.2, 6.4.4 and 6.4.5 of the Regional
Growth Strategy. Metro Vancouver received a Council resolution from the Township of Langley
requesting three amendments to the Regional Growth Strategy Land Use Designation Map:

1. Type 2 Amendment (Hendricks) to extend the Urban Containment Boundary and amend the
land use designation map from Agricultural to General Urban.

2. Type 2 Amendment (North Murrayville) to extend the Urban Containment Boundary and
amend the land use designation map from Agricultural to General Urban.

3. Type 3 Amendment (200 Street and Highway #1) to amend the land use designation map from
Mixed Employment to General Urban.

Please refer to the attached reports for a description of the requested amendments.

A Type 2 amendment to the Regional Growth Strategy requires an amendment bylaw passed by an
affirmative two-thirds weighted vote of the Metro Vancouver Board and a regional public hearing. A
Type 3 amendment requires an amendment bylaw passed by an affirmative 50%+1 weighted vote of
the Board.

On July 26, 2013, the Metro Vancouver Board initiated the Regional Growth Strategy amendment
process for the three requested amendments. Regional Growth Strategy Section 6.4.2 Notification and
Request for Comments, states that for all proposed amendments to the Regional Growth Str,a. egy-the
Metro Vancouver Board W|Il o\ R

! Greater Vancouver Regional District
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ATTACHMENT 2
Notification of Three Proposed An.  .ments to the Metro Vancouver Regional Growth .  egy Land Use Designation Map -
Township of Langley
Page 2012

b) provide a minimum of 30 days for affected local governments, and the appropriate agencies, to
respond to the proposed amendment;

¢) post notification of the proposed amendment on the Metro Vancouver website, for a minimum
of 30 days;

d) if the proposed amendment Is to change a site from Industrial or Mixed Employment to
General Urban land use designation, provide written notice and a minimum of 30 days for Port
Metro Vancouver, the Vancouver International Airport Authority, the Ministry of
Transportation and Infrastructure and/or the Agricultural Land Commission, as appropriate, to
respond to the proposed amendment.

You are invited to provide written comments on the requested amendments to the Regional Growth
Strategy. Please provide comments in the form of a Council/Board resolution, as applicable, and
submit to paulette.vetleson@metrovancouver.org by Friday, September 20, 2013, Following the
comment period, the Metro Vancouver Board will consider initial readings of a Regional Growth
Strategy Bylaw amendment for each of the requested amendments.

If you have any questions with respect to the proposed amendment, please contact Terry Hoff, Senior
Regional Planner, at 604-436-6703 or terry.hoff@metrovancouver.org. More information and a copy of
the Regional Growth Strategy can be found on our website at www.metrovancouver.org.

Sincerely,

Ve e

Paulette Vetleson
Director/Corporate Officer, Board and Information Services

PV/HM/th

Attachments:

1. Report to the Metro Vanccuver Board meeting on July 26, 2013, titled “Township of Langley Request to
Amend the Regional Growth Strategy’, dated June 21, 2013,

2. Report to the Metro Vancouver Regional Planning Advisory Committee meeting on July 19, 2013, titled
Township of Langley Request to Amend Regional Growth Strategy Land Use Designations’, dated July 5,
2013.
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To: Regional Plar.ming Advisory Committee

Fram: Terry Hoff, Senior Regional Planner, Policy, Planning and Environment Department
Date: July 5, 2013 Meeting Date: July 19, 2013
Subject: Township of Langley Request to Amend Regional Growth Strategy land Use

Designations

RECOMMENDATION

That the Regional Planning Advisory Committee provide comments on the proposed Regional
Growth Strategy amendments requested by the Township of Langley.

PURPOSE

The purpose of this report Is to provide the opportunity for the Regional Planning Advisory
Committee (RPAC) to comment on requested Regional Growth Strategy (RGS) land use designatlon
amendments submitted by the Township of Langley.

DISCUSSION

On June 17, 2013 the Township of Langley Council passed a motion “That Council submit a request
to the Board of the Greater Vancouver Regional District for amendments to the Regional Growth
Strategy land use designations as set out in Schedule A of Bylaw No. 5000”. Reference to Bylaw No.
5000 is the Township’s proposed new Officlal Community Plan, and Schedule A is the new Regional
Context Statement contained within the new OCP. This bylaw received 1* and ond readings on June
17, 2013. Schedule A (draft RCS) identifies three “significant changes to the Regional Land Use
Dasignations” that “will require amendment to the RGS in conformity with Metro Vancouver RGS
Amendment procedures”. In a letter dated June 24, 2013 to Metro Vancouver Board Chair Moore,
the Township notified Metro Vancouver of the requested amendments.

Following a RGS amendment request by resolution of a member municipal Council, RGS Section
6.4.1 states that the process to initiate the amendment is by resolution of the Metro Vancouver
Board. Metro staff submitted a RGS Amendment report to the July 5, 2013 meeting of Metro
Vancouver’s Regional Planning and Agriculture Committee, with the following recommendations:
That the Board:
a) Initiate Regional Growth Strategy amendment procedures for three amendments requested
by the Townshlip of Langley; and
b) direct staff to provide written notice of the proposed amendments to all affected local
governments and appropriate agencies.

The Metro Vancouver report titled “Township of Langley Request to Amend the Regional Growth
Strategy” is Included as Attachment 1. The purpose of this report Is only to identify the
amendments being requested by the Townshlp, and to request the Board initiate RGS amendment
procedures. A very brief summary of each requested amendment is provided in that report, but the
report does not include an analysis of RGS implications or recommendations regarding the suppart
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Townshlp of Langley Request to Amend Regional Growth Strategy Land Use Designations
Reglonal Planning Advisory Committee Meeting Date: July 19, 2013
Page20of3

or non-support of the requested amendments. The Metro Vancouver Board will consider initiating
the requested amendments at the July 26, 2013 Board meeting. Below is an excerpt from the
Metro staff report providing a brief summary and overview map of the requested amendments (See
Map in Attachment 1).

North Murrayville

The request to redesignate approximately 8 hectares from RGS Agricultural to RGS General Urban
and move the Urban Containment Boundary with an aim to making a more consistent urban land
use pattern along the north side of 52 Avenue. This is a Type 2 RGS amendment, requiring a public
hearing and adoption of a by-law to amend the RGS by a two-thirds weighted Metro Vancouver
Board vote. The parcel is within the Agricultural Land Reserve. The proposed amendment is not
supported by the Agricultural Land Commission (as indicated in a June 7, 2013 letter to the
Township of Langiey). RGS Section 2.3.4 states that Metro Vancouver’s role is to “work with the
Agricultural Land Commission to protect the region’s agricultural 1and base and not amend the
Agricultural or Rural land use designation of a site if it is still part of the Agricultural Land Reserve,
except to change it to an Agricultural land use designation”,

Hendricks

The request is to redesignate approximately 4 hectares of land from RCS Agricultural to RGS
General Urban, and to extend the Urban Containment Boundary, ta aliow for 21 single family
residential lots. This is a Type 2 RGS amendment, requiring a public hearing and adoption of a by-
law to amend the RGS by a two-thirds weighted Metro Vancouver Board vote. This application is
also located within the Agricultural Land Reserve; however, the tand use and proposed RGS
amendment is supported by the Agricultural Land Commission as an acceptable non-farm use that
benefits agriculture (as stated ina June 7, 2013 letter from the ALC to the Township).

Highway #1/200th Street :

The third proposed amendment would redesignate approximately 23 hectares of land from RGS
Mixed Employment to RGS General Urban to accommodate residential development. This is a Type
3 amendment reguiring a 50%+1 weighted vote of the Metro Vancouver Board.

Township of Langley Description of Proposed RGS Amendments

The Township’s RGS amendment request refers to OCP amendment Bylaw No. 5000, Schedule A
(draft Regional Context Statement). Within the draft RCS is a brief rationale and map for each of
the three requested RGS amendments. The relevant excerpt from the draft RCS is included as
Attachment 2, with #4 Highway 1 / 200 Street, #11 North Murrayville and #13 Hendricks. Note that
other locations seen on the excerpt table and maps refer to 17 additional RGS land designation
amendments the Township is proposing within the RCS as ‘generally consistent” under RGS Section
6.2.6. .

RGS Amendments Procedures Bylaw — RPAC Comment

While RGS amendment procedures are esfablished in the RGS, the Reglonal Growth Strategy

Pracedures Bylaw No 1148, 2011 established additional procedures for Regional Growth Strategy

amendment requests. The Procedures Bylaw requires that, within four weeks of recelving the .
amendment request, Metro Vancouver staff refer the requested amendments to the Regional

Planning Advisory Committee for comment. The Regional Planning Advisory Committee then must,

within four weeks of receiving the Metro Vancouver staff report, provide comments to Metro
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Township of Langley Request ta Amend Reglonal Growth Strategy Land Use Deslgnations
Regional Planning Advisory Committee Meeting Oate: fuly 19, 2013
Page 3 of 3

Vancouver in the form of a resolution. The Regiona) Planning Advisory Committee comments will
then be considered by Metro Vancouver staff in preparing recommendations to the Regional
Planning and Agriculture Committee and Metro Vancouver Board on the proposed amendment,

The Regional Planning Advisory Committee’s resolution /comments will be attached to the Metro
Vancouver Board report.

It is an{ic[pated that Metro staff will submit a report and recommendations on RGS amendment
bylaw introduction to the Regional Planning and Agriculture Committee and the Board in October, A

Public Hearing Is anticipated for mid November, with a Board decision anticipated in late
November.

ALTERNATIVES

1. That the Regional Planning Advisory Committee provide comments on the proposed Regional
Growth Strategy amendments as requested by the Township of Langley.

2. That the Regional Planning Advisory Committee receive for information the report dated July S,

2013 and titled Township of Langley Request to Amend Regional Growth Strategy Land Use
Designations.

SUMMARY / CONCLUSION

The Reglonal Planning Advisory Committee Is requested to provide comments on the Regional
Growth Strategy amendments as submitted by the Township of Langley. Any comments provided
will be considered in a Metro Vancouver staff report and recommendations to the Regional
Planning and Agriculture Committee and the Metro Vancouver Board.

Attachments and References: -

1. Metro Vancouver staff report to the July S, 2013 meeting of the Regional Planning and
Agriculture Committee (Doc, #7580711)

2. Excerpt from. Township of Langley OCP Amendment Bylaw No. 5000 — Schedule A Regional
. Context Statement (Doc. #7581291).

7574862
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To: Regional Planning and Agriculture Committee

From: Heather McNell, Regional Planning Division Manager
Planning, Policy and Environment

Date: June 25, 2013 Meeting Date: July 5, 2013

Subject: Township of Langley Request to Amend the Regional Growth Strategy

RECOMMENDATION

That the Board:

a) inltiate Regional Growth Strategy amendment procedures for three amendments requested
by the Township of Langley; and

b) direct staff to provide written notice of the proposed amendments to all affected local
governments and appropriate agencies. :

PURPOSE

To provide- the Board with the opportunity to initiate Regional Growth Strategy procedures for
three proposed amendments submitted by the Township of Langley.

BACKGROUND A

Section 6.4.1 of the Regional Growth Strategy (RGS) establishes that the process to initiate
amendments. to the RGS is by resofution of the Metro Vancouver Board. On June 17, 2013
Township of Langley Council passed a resolution, “That Council submit a request to the Board of the
Greater Vancouver Regional District for amendments to the Regional Growth Strategy land use
designations as set out In Schedule A of Bylaw No. 5000”. The Township of Langley Council
resolution is Incjuded as Attachment 1 to this report, and a map showing the location of the three
proposed amendments is included as Attachment 2.

" DISCUSSION
The Proposed Amendments

The Township of Langley Council resolution refers to three proposed Regional Growth Strategy Land
Use Deslgnation amendments.

Nerth Murrayville

The first of the three (Attachment 2) Is a proposal to re-designate RGS Agricultural to RGS General
Urban and move the Urban Containment Boundary with an 2im to making a more consistent [and
use pattern 2long the north side of 52 Avenue. This is a Type 2 RGS amendment, requiring a public
hearing and adoption of 2 by-law to amend the RGS by a two-thirds weighted Metro Vancouver
Board vote. The parcel is within the Agricultural Land Reserve. The proposed amendment is not
supported by the Agricultural Land Commission {as indicated in 3 June 7, 2013 letter to the
Township of Langley). RGS Section 2.3.4 states that Metyo Vancouver’s role is to “work with the
Agricultural Land Commission to protect the region's agricultural land base and not amend the
Agricultural or Rural fand use designation of a site if it is still part of the Agricultural Land Reserve,
except to change it to an Agricultural land use designation”.
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Townshlp of Langley Request to Amend the Reglonal Growth Strategy
Reglonal Planning and Agriculture Committee Meeting Date: July 5, 2013
Page20f3

Hendricks

The second proposed amendment (Attachment 2) is to re-designate approximately 4 hectares of
fand from RCS Agricultural to RGS General Urban, and to extend the Urban Containment Boundary,
to allow for 21 single family residential iots. This is a Type 2 RGS amendment, requiring a public
hearing and adoption of a by-law to amend the RGS by a two-thirds weighted Metro Vancouver
Board vote. This application is also located within the Agricultural Land Reserve, however, the land
use and proposed RGS amendment is supported by the Agricultural Land Commission as an

acceptable non-farm use that benefits agriculture (as stated In a June 7, 2013 letter to the
Township).

Highway #1/200th Street
The third proposed amendment {Attachment 2) would re-designate approximately 23 hectares of
fand from RGS Mixed Employment to RGS General Urban for residential use. This is a Type 3

amendment, requiring adoption of a by-law to amend the RGS by a 50%+1 weighted vote of the
Metro Vancouver Board.

Considering the Request . )

Once an RGS amendment process is initiated by the Board, staff will initiate a notification period
(minimum 30 days) and prepare the necessary reports. “Regional Growth Strategy Procedures
Bylaw No 1148, 2011” requires that Metro Vancouver first prepare a draft report far the Regiona)
Planning Advisory Committee (RPAC) (planning directors from each member municipality). The
report will include a description of RGS provisions applicable to each amendment, and is anticipated
for the luly 19, 2013 meeting of RPAC. The Regional Planning Advisory Committee then must, within
four weeks, provide their comments as a resolution to Metro Vancouver staff. The Regional
Planning Advisory Committee comments will then be considered by Metro Vancouver staff in
preparing a report and recommendations to the Board.

A staff report providing a detalled analysis and recommendations to the Board regarding each of
the proposed amendments is anticipated for the Regional Planning and Agriculture Committee and
Board in October 2013. It will be accompanied by any comments received from the Regional
Planning Advisory Committee and affected local governments and agencies. Recommendations will
include:

e whether to proceed or not to proceed with bylaw introduction for each of the proposed
amendments; and

e for each of those amendments recommended to proceed, a draft RGS amendment bylaw, a
recommendation that the Board give 1* and 2" Readings to the amendment bylaw and
direct staff to set a date for Public Hearing.

RGS Amendment Process

Table 1 outlines the process envisioned for this proposed amendment and is based on the
requirements of the RGS for minor amendments and the RGS Implementation Guideline #2 -
Amendments to the Regional Growth Strategy.
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Township of Langley Request to Amend the Regional Growth Stratepy
Reglonal Planning ang Agriculture Committee Meeting Date: july 5, 2013

Page 3 of 3

Tabl€ 1: Timeline of RGS Amendment Process

Date Meeting

July 5, 2013 Regional Planning and Agriculture Committee

July 19, 2013 Report to Regional Planning Advisory Committee for
consideration

July 26, 2013 Metro Vancouver Board initiates RGS amendment process and
refers it to affected local governments and agencies for
comment.

October 4, 2013 Regional Planning and Agriculture Committee

October 25, 2013 Metro Vancouver Board receive Metro Vancouver staff report,
potentially give initial readings to the RGS Amendment bylaw
and set a date for a public hearing,

Early to Mid-November Public Hearing on proposed RGS Amendment Bylaw.

Late November Board consideration of 3™ readlng and refer back to the
Townshlp of Langley for approval.

ALTERNATIVES
1. That the Board:
a) initiate Regional Growth Strategy amendment procedures for three amendments requested
by the Township of Langley; and
b) direct staff to provide written notice of the proposed amendments to all affected local
governments and appropriate agencies, .
2. That the Board provide further guidance on Initiating the Regional Growth Strategy amendment
procedures for any or all of the three amendments requested by the Township of Langley.

FINANCIAL IMPLICATIONS .
If the RGS amendment process is-initiated there may be costs associated with the holding of a
public hearing, relating primarily 10 advertising in a regional newspaper.

SUMMARY / CONCLUSION

The Township of Langtey has submitted proposed amendments to the Regional Growth Strategy for
Board consideration. The Board has the authority to initiate the proposed amendment as per RGS
6.4 and “Regional Growth Strategy Procedures Bylaw 1148, 2011”, Staff recommends Alternative 1
to initiate the RGS amendment process to facilitate a fair process and fulsome reglonal dialogue on
the proposed amendments and to notify affected local governments.

Attachments:
1. Township of Langley Council resolution (Doc. # 7563567).
2. Location of proposed RGS Land Use Designation Amendments (Doc. # 7563865).

7558014
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ATTACHMENT 2

Township of
Langley

Est. 1873

June 24, 2013 File No. 0400-60; 6410-01

Metro Vancouver
4330 Kingsway
IBurnaby, BC V5K 4G8

Attention: Chair Greg Moore, Board of Direciors
Dear Chair Moore;
- Re: Official Community Plan, Bylaws No. §000, 5010, 5011, and 5012

At the June 17, 2013 Regular Evening Council meeting, Township of Langley Council passed '
the following motion:

That Council give first and second reading to “Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000";

That Council consider that "Langley Officlal Community Plan Bylaw 1979 No. 1842
Amendment (2013 Official Communily Plan) Bylaw 2013 No. 5000” is consistent with the
Township of Langley Financial Plan;

That Councfl consider that "Langley Official Communify Plan Bylaw 1979 No. 1842
Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000" is conslstent with the
Metro Vancouver Integrated Liquid Waste Resource Management Plan and Integrated Solid
Waste and Resource Management Plan;

That Council give first and second reading ta "Langley Officlal Community Plan Bylaw 1979
No. 1842 Amendment (Willowbrook Community Plan) Bylaw 1991 No. 3008 Amendment
(Updated Official Community Plan) Bylaw 2013 No. 5010%;

That Council glve first and second reading to “Langley Officlal Co)nmunity Plan Bylaw 1979
No. 1842 Amendment (Updated OHiclal Community Plan) Bylaw 2013 No. 5011%;

That Councll give first and second reading to “Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Updated Officlal
Community Plan) Bylaw 2013 No. 5012%;

20338 - 65 Avenue | Langley | BritisiPpiMesia}OFnada | V2Y3JL | 6045343211 | tol.ca
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Metro Vancouver — Board of Directors
Page 2...

That Council authorize staff to scf-)edule the requirad publlc hearing for Bylaw Nos. 5000,
5010, 5011 and 6012; and further

That Council submit a request to the Board of the Greater Vancouver Regional District for .
amendments to the Regional Growth Strategy land use designations as set out in
Schedule A of Bylaw No. 5000.

CARRIED

A copy of Report 13-75 ig attached for reference purposes. You will note that Council has
requested amendments to the Regionat Growth Strategy land use designations as set out in
Schedule A to the Official Community Plan Bylaw.

Yours truly,

Paul Crawford

Manager, Lorg Range Planning

Enclosure: Report 13-75

copy: T. Hoff, Metro Vancouver, Senior Regional Planner
P. Vetleson, Corporate Secretary, Metro Vancouver

Mayor and Council
R. Seifi, General Manager, Engineering and Community Development

7563567
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ATTACHMENT 2

Proposed RGS
# %L;gie':azg’: RGS Description Amendment
g Designation Type
21 | General Urban | Mixed to recognize existing commercial centre without 3
Employment | permitting residential use
22 | Agriculture and | Rural and to accurately show properties that are in and out 2
Raral Agricuiture of the ALR at 8 Ave. & 272 St.

1.3.2. Significant Changes to the Regional Land Use Designations

More significant changes are listed in the table below and will require amendment fo the RGS in
conformity with Metro Vancouver RGS Amendment procedures.

Proposed RGS
# Curr'ent R.GS RGS Description Amendment
Designation Designation ]‘;//VV / /,,;0& (ﬂ 7 Type
7/
4 | Mixed General to accommodate mixed use proposal {north of 3
Employment Urban freeway west of 200 St.)
o~ F A N xla tris 245
O IR ] 17 27
11 | Agriculture General to’make a more consistent land use pattern along 2
: Urban the north side 'of 52 Avenue by moving the Urban
Confainment Boundary north and designating the
land General Urban north Murrayville, subject to
approval of the ALC
13 | Agricuiture General jr?i;corporate a develgpment approved by the 2
Urban Agricuitural Land Commission info the Urban

Containment Boundary and designate it as
General Urban .

The University District areas shown as areas 7 and 8 on Map A4 were included in the OCP on
June 10, 2013 under the Regional Context Statement that applied at the time, in refiance on
representations by the Greater Vancouver Regional District arising from the prior ongoing
historical development process.

PENC-"200
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MAP A-2 — CHANGES TO 2011 RGS LAND USE DESIGNATIONS (NW LANGL
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MAP A-5 -- CHANGES TO 2011 RGS LAND USE DESIGNATIONS (MURRAYVILLE)
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2% metrovancouver

WP SERVICES AND SOLUTIONS FOR A LIVABLE REGION 4330 Kingsway, Burnaby, BC, Canada V5H 4GS 604-432-6200 www.metrovancouverorg

Grealer Vancouver Regional District ¢ Graatar Vancouver Water District » Greatar Vancouvar Sewerage and Drainage Distiict » Metre Vancouver Housing Corporation

To: Regional Planning and Agriculture Committee

From: Heather McNel!, Regicnal Planning Division Manager
Planning, Policy and Environment

Date: -+ June 25, 2013 Meeting Date: July 5, 2013

Subject: Township of Langley Requeét to Amend the Reglonal Growth Strategy

RECOMMENDATION

That the Board:

a) Initiate Regional Growth Strategy amendment procedures for ihree amendments requested
by the Township of Langley; and

b) direct staff to provide written notice of the proposed amendments to all affected local
governments and appropriate agencles.

PURPOSE

To provide the Board with the opportunity to initiate Regional Growth Strategy procedures for
three proposed amendments submitted by the Township of Langiey.

BACKGROUND .
Section 6.4.1 of the Regional Growth Strategy (RGS) establishes that the process to initiate
amendments to the RGS is by resolution of the Metro Vancouver Board. On June 17, 2013
Township of Langiey Council passed a resolution, “That Council submit a request to the Board of the
Greater Vancouver Regional District for amendments to the Regional Growth Strategy land use
designations as set out in Schedule A of Bylaw No. 5000”. The Township of Langley Council
resolution is included as Attachment 1 to this report, and a map showing the location of the three
proposed amendments is included as Attachment 2.

DISCUSSION
The Proposed Amendments

The Township of Langley Council resolution refers to three proposed Regional Growth Strategy Land
. Use Designation amendments.

North Murrayville
The first of the three (Attachment 2) is a proposal to re-designate RGS Agricultural to RGS General
Urban and move the Urban Containment Boundary with an aim to making a more consistent land
use pattern along the north side of 52 Avenue. This is a Type 2 RGS amendment, requiring a public
hearing and adoption of a by-law to amend the RGS by a two-thirds weighted Metro Vancouver
Board vote. The parcel is within the Agricultural Land Reserve. The proposed amendment is not
supported by the Agricultural Land Commission (as Indicated in a June 7, 2013 letter to the
Township of Langley). RGS Section 2.3.4 states that fMetro Vancouver’s role is to “work with the
Agricultural Land Commission to protect the region’s agricultural land base and not amend the
" Agricultural or Rural 1and use designation of a slte if it Is stfil pant of the Agricultural Land Reserve,
except to change it to an Agricultural land use designation”.
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Township of Langlay Request to Amend the Reglonal Growth Strategy
Reglonal Planning and Agriculture Committee Meeting Date: July 5, 2013
Page 2 0f 3

Hendricks

The second proposed amendment (Attachment 2) is to re-designate approximately 4 hectares of
land from RCS Agricultural to RGS General Urban, and to extend the Urban Containment Boundary,
to allow for 21 single family residential lots. This Is a Type 2 RGS amendment, requiring a public
hearing and adoption of a by-law to amend the RGS by a two-thirds weighted Metro Vancouver
Board vote. This application is also located within the Agricultural Land Reserve, however, the land
use and proposed RGS amendment s supported by the Agricultural Land Commission as an
acceptable non-farm use that benefits agriculture (as stated in a June 7, 2013 letter fo the
Township).

Highway #1/200th Street

The third proposed amendment {Attachment 2) would re-designate approximately 23 hectares of
land from RGS Mixed Employment to RGS General Urban for residential use. This is a Type 3
amendment, requiring adoption of a by-law to amend the RGS by a 50%+1 weighted vote of the
Metro Vancouver Board. :

Considering the Reguest

Once an RGS amendment process is initiated by the Beard, staff will initiate a notification period
“{minimum 30 days) and prepare the necessary reports. “Regional Growth Strategy Procedures
Bylaw No 1148, 2011” requires that Metro Vancouver first prepare a draft report for the Regional
Planning Advisory Committee (RPAC) (planning directors from each member municipality). The
report will include a description of RGS provisions applicable to each amendment, and is anticipated
for the July 19, 2013 meeting of RPAC. The Reglional Planning Advisory Committee then must, within
four weeks, provide their comments as a resolution to Metro Vancouver staff. The Regional
Planning Advisory Committee comments will then be considered by Metro Vancouver staff in
preparing a report and recommendations to the Board.

A staff report providing a detailed analysis and recommendations to the Board regarding each of
the proposed amendments is anticipated fer the Regional Planning and Agriculture Committee and
Board in October 2013. It will be accompanied by any comments received from the Reglonal
Planning Advisory Commitiee and affected local governments and agencies. Recommendations will
include:

» whether to proceed or not to proceed with bylaw introduction far each of the proposed
amendments; and

« for each of those amendments recommended to proceed, a draft RGS amendment bylaw, a
recommendation that the Board give 1** and 2™ Readings to the amendment bylaw and
direct staff to set a date for Public Rearing. '

RGS Amendment Process

Table 1 outlines the process envisioned for this proposed amendment and.is based on the
requlrements of the RGS for miner amendments and the RGS Implementation Guideline #2 —
Amendments to the Regional Growth Strategy.
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ATTACHMENT 2

Township of Langley Request to Amend the Regional Growth Strategy
Regional Planning and Agriculture Committee Meeting Date: July S, 2013

Page 3 of 3
Table 1: Timeline of RGS Amendment Process
Date Meeting
July 5, 2013 Regional Planning and Agriculture Committee
July 19, 2013 Report to Reglonal Planning Advisory Committee for
- considerston
July 26,2013 Metro Vancouver Board initiates RGS amendment process and
refers It to affected lacal governments and agencies for .
comment. -
October 4, 2013 Regional Planning and Agriculture Committee
October 25, 2013 Metro Vancouver Board receive Metro Vancouver staff report,
potentially give initia! readings to the RGS Amendment bylaw
and set a date for a public hearing. :
Early to Mid-November Public Hearing on proposed RGS Amendment Bylaw. o
Late November | 8oard consideration of 3™ reading and refer back to the
- Township of Langley for approval.

ALTERNATIVES
1. That the Board:
a) Initiate Regional Growth Strategy amendment procedures for three amendments requested
by the Township of Langley; and '
b) direct staff to provide written notice of the proposed amendments to all affected local
governments and appropriate agencies.
2. That the Board provide further guidance on Inltiating the Regional Growth Strategy amendment
procedures for any or all of the three amendments requested by the Township of Langley.

FINANCIAL IMPLICATIONS

If the RGS amendment process is initiated there may be costs associated with the holding of a
public hearing, relating primarily to advertising in a regional newspaper.

SUMMARY / CONCLUSION

The Township of Langley has submitted proposed amendments to the Regional Growth Strategy for
Board consideration. The Board has the authority to’initiate the proposed amendment as per RGS
6.4 and “Regional Growth Strategy Procedures Bylaw 1148, 2011”. Staff recommends Alternative 1
to initiate the RGS arendment process to facilitate a fair process and fulsome regional dialogue on
the proposed amendments and to notify affected local governments,

Attachments:
1. Township of Langley Council resolution {Doc. # 7563567).
2. Location of proposed RGS Land Use Designation Amendments (Doc. # 7563865).

7558014
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ATTACHMENT 2

Rst. 1873

June 24, 2013 File No. 0400-60; 6410-01

Metro Vancouver
4330 Kingsway
Burnaby, BC V5H 4G8

Attention: Chair Greg Moore, Board of Directors
Dear Chair Moore:
Re: Official Community Plan, Bylaws No. 5000, 5010, 5011, and 5012

At the June 17, 2013 Regular Evening Council meeting, Township ot Langley Council passed
the following motion:

That Council give first and second reading to “Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (2013 Official Community Plan} Bylaw 2013 No. 5000";

That Gouncil consider that “Langley Official Community Plan Bylaw 1979 No. 1842
Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000" is consistent with the
Township of Langley Financlal Plan;

That Council consider that "Langley Officlal Communily Plan Bylaw 1979 No. 1842
Amendment (2013 Official Community Plan) Bylaw 2013 No. 5000" Is consistent with the
Metro Vancouver Integrated Liqufid Waste Resource Management Plan and Integrated Solld
Waste and Resource Management Plan;

That Council give first and second reading to "Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (Willowbrook Community Plan) Bylaw 1991 No. 3008 Amendment
(Updated Official Community Plan) Bylaw 2013 No. 5010%

That Council give first and second readfng tol “Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (Updated Oflcial Community Pian) Bylaw 2013 No. 5§011%;

That Councll give first and second reading to “Langley Official Community Plan Bylaw 1979
No. 1842 Amendment (Rural Plan) Bylaw 1993 No. 3250 Amendment (Updated Official
Community Plan) Bylaw 2013 No. 5012

' 20338 - 65 Avenue ] La@ggtérli\&fgw&béﬁe?ri&%ﬂl | 604534.3211 | tol.ca
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Metro Vancouver — Board of Directors
Page 2...

That Council authorize staff to schedule the required public hearing for Bylaw Nos. 6000,
5010, 5011 and 5012; and further

That Councli submit a request to the Board of the Greater Vancouver Reglonal District for
amendments to the Regional Growth Strategy land use designations as set out in
Schedule A of Bylaw No. §000.

CARRIED

A copy of Report 13-75 is attached for reference purposes. You will note that Gouncil has
requested amendments to the Regional Growth Strategy land use designations as set out in
Scheduls A to the Official Community Plan Bylaw.

Yours truly,

Paul Crawford :
Manager, Long Range” Planning

Enclosure: Report 13-75
copy. T. Hoff, Metro Vancouver, Senior Regional Planner
P. Vetleson, Corporate Secretary, Metro Vancouver

Mayor and Council
R. Seifi, General Manager, Engineering and Community Development

7563567
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ATTACHMENT 3

Agricultural Land Commission
133 — 4940 Canada Way

Bumaby, British Columbia V5G 4K6
Tel: 604 880-7000

Fax 604 880-7033

June 7, 2013 Planning Review 46511
Reply to the attention of Tony Pellett

Township of Langley
20338 65 Avenue
LANGLEY BC V2Y 3J1

Attention Paul Crawford, Manager, Long Range Planning

Re: Township of Langley Draft Officlal Community Plan (OCP) Update

Thank you for allowing us and the Ministry of Agricultuse untif this aftermoon to submit our
comments in time for the plan being provided for Coundll conslderation of first and second
reading. We have seen a draft of the Minlstry’s comments and endorse their Intent

it Is worth noting that In the draft OCP's statement of historical context, the very first of the
growth challenges noted Is “protecting agricultural land...." That Is a very good start!

In this letter, comments are given first on the OCP Kself, in order by relevant section, then
comments are given on Langley’s proposed changes to the 2011 RGS land use designations.

1.3 At the end of the first paragraph, the statement is made, “Land for development s limited.”
In view of the corext the Commission would prefer that it read, "Land for urban development

is limited.”

1.6 Section 6.11 of the Regional Growth Strategy (RGS) states, “In accordance with the
Agricuftural Land Commission Act, in the event that there Is an inconsistency between the

_ reglonal land use designations or policies set out in the Reglonal Growth Strategy and the
requirements of the Agricultural Land Commission Act or regulations and orders made pursuant
thereto, the Agricultural Land Commission requirements will prevall.”

Sectlons 46(2), 48(4) and 46(5)(b) of the Agricultural Land Comrmission Act (the "Act”) state, (2)
“A local governmernt in respect of its bylaws...must ensure consistency with this Act, the
regulations and the orders of the Commission.” (4) “A local govemment bylaw ...that is
inconsistent with the Act, the regulations or an order of the commission has, to the extent of the
inconsistency, no force or effect.” (5)(b) “Without iimiting subsection (4), a local government
bylaw...ls deemed to be inconsistent with this Act if it contemplates a use of land that would
impair or impede the intent of this Act, the regulations or and order of the Commission, whether
or not that use requires the adoption of any further bylaw...."

The Commission has observed six areas of inconsistency: .

In the Aldergrove Community Plan there are five discrete areas (four major and one very small)
which were the Subject of a Langley block exclusion application (Commission File 30232) and
which have not subsequently been approved or conditionally approved for exclusion from the
ALR.

in the Rural Community Plan, no part of the area between 264 and 268 Streets, from 33 Avenue
north to the south boundary of the Aldergrove federally owned lands, has been approved or
conditionally approved for exclusion from the ALR.

One of these areas Is.shown designated Industrial and the other five are shown designated for
Urban Use, all within an Urban Growth Boundary and in all, the OCP is of no force or effect.
These Inconsistencies cannot be remedied through the Regional Context Statement but the
Regional Context Statement should acknowledge them and Map 1 should relocate the Urban
Growth Boundary, in both cases identifying the six designations as belng of no force or effect
unlass and until approved by the Provincial Agricultural Land Commission.
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2,216 The first sentence should read, °In accordance with the intent of the RGS and subject
to the necessary Agricultural Land Commission approval if granted, agriculture in areas
designated as Conservation and Recreation may be limited to primarily soil-based agriculture.”

24,18 and 2.4.19 The Comrission concurs with the text, but in its review of proposed changes
to 2011 RGS Land Use Designations [item 7] has identified the need for map changes to
achleve consistency (similar to the comments under 1.6).

2.5.16 As written, the first bullet point calls for creating greenbelts between [new] urban areas
and the ALR boundary. The Commission concurs, Referring back to 2.1.4, the Arbour Ribbon
should extend into the ALR only where no other option is possible or where it does not take land
out of agrteultural production.

3.3.1 Add, “Consult with the Agricultural Land Commission where any trails or parks are being
contemplated within or adjacent to the ALR.”

3.5.22 Explore opportunities for linking Langley’s historic sites and areas with the parks and
open space networks of the Township and Metro Vancouver, consulting with the Agricultural
Land Commission and obtaining approval as necessary, where such links or networks affect
the ALR.

3.6.9 A third bullet point Is needed: restricting subdivision of land in agricultural areas.

3.7 Protecting employment lands is an important function for the Township. While recognizing
that the agricultural industry and its land base provide a major source of employment, the focus
of this section is to ensure that Ensuring land is available for a range of other industrial uses,
thus providing prevides stability and reassurance to existing and potential business owners and
industries, and offering a more enticing environment to secure long-term business investment in
the community,

3.8.15 The Commission has not formally responded to the Master Transportation Plan but has
expressed concern over the long term use of 8 Avenue as a truck route. In the spirit of 3.8.19,
the Commission has been In contact with the City of Abbotsford with a view to achieving a link
from 168 Avenue (King Road) to 8 Avenue (Huntingdon Road) as part of the end use of land
currently used by gravel extraction operations east of Bradner Road. The Commission believes
that if and when that link is In place there may be no further need to identify 8 Avenue as a truck
route. The Commisslon has no objection to 8 Avenue being illustrated on Map 8 of this OCP,
but it Is possible that the Commission may limit the extent to which any 8 Avenue road widening
application Is approved under section 8(a) of the Regulation.

3.14.4 through 3.14.7 The OCP needs to contain a reference to the need for obtalning
Commilssion approval [Regulation sections 6(c)(ii) and 6(d)] for recreational trails including
greenways and greenbelt walkways/bikeways.

3.16.18 The Commission defers to the Ministry of Agriculture for comment on this subject

4.1.3 Please ensure that the Commission has a timely réle in reviewing or assisting with the
review of community plans having a significant ALR component.

Map 14 The Commission has reviewed the proposed amendments to the RGS land use desig-
nations and has the following comments:

1 to 4 are non-ALR

5 Add to Genera! Urhan parts of small lots. that afe in the ALR
A—Four lots fronting Glover Road, all owned by the Township of Langley
The ALR portions of Lots 59 and 60 fronting Glover Road are not excepted under
section 23(1) of the ALC Act because on 21 December 1972 they were on the
same certificate of titie issued under the Land Registry Act, R.S.B.C. 1860, ¢.208.
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Extend General Urhan and Urban Contalnment Boundary north, of 52 Avenue

This area Is part of a farm. In 1979 the Commisslon In conjunction with the Township of

Langley conducted a review of ALR boundaries and excluded the north side of 52 Avenue
immediately to the east of the subject land. In 1880 the Commission refused an application '
to exclude an area on the southern frontage of the subject land, which is more suitable for <
agriculture than the land immediately to the east. The Commission does not endorse the
proposal {o extend the General Urban designation and the Urban Containment boundary.

In 1980 the Commission allowed an application to exciude the parcel Immediately to the
south because of its unsuitability for agriculture. It and the subject property are situated on
a slope above an area which is clearly suitable for agriculture. Glven Langley’s commit-
ment {0 edge planning, the Commission has no objection to the inclusion of this parcel
within the Urban Containment Boundary.

Incorperate 2 development into General Lrban and the Urban Gontainment Bounday /7 L2() Al %

The Commlssion has approved this development and endorses its inclusion within the
Urban Contalnment Boundary and its designation as General Urban. - <

Recognize a minor, urban extension into the ALR
The Commission endorses the inctusion of this parcel within the Urban Containment
Boundary and its designation as General Urban.

The Commission endorses the inclusion of this area wrthln ‘the Urban Containment
Boundary.

15 to 18 are non-ALR

19

Recognize approved riverside industrial operations Jn twq Jogations
Of the three sltes, only the one on the east side of 256 Street is excluded from the ALR.

- The Commission has approved non-fanm use of the one on the west side of 256 Street.

20
21

The Commission conditionally approved the one on the east side of 264 Street but the site
is belng operated without fulfillment of all conditions. The Commission endorses Industrial
designation of the western part of 19 but questions whether the proposal to designate the
eastern part of 19 as Industrial should be deferred until all conditions have been met.

Non-ALR

Gonect the mapped location of an ALR boundary

The Commisslon endorses the proposed map correction. The two 8 ha parcels directly
west of the regional district boundary have been included into the ALR. The two 2 ha
parcels to the west of those parcels have never been in the ALR.

Yours truly

PROVINCIAL AGRICULTURAL LAND COMMISSION

Y/ 2

Tony Pellett, Regional Planner

CcC:

Terry Hoff, Senior Regional Planner, Metro \Vancouver
Bert van Dalfsen, Strengthening Farming Program, Ministry of Agriculture, Abbotsford
Kathleen Zimmerman, Regional Agrologist, Ministry of Agriculture, Abbotsford

TP/ 4851tm1
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ATTACHMENT 4

Agricultural Land Commission
1334940 Canoda Way

Burnaby, British Columbiu V5G 4Ké
Tel: 4 6607000

Fax: 604 640-7033
www.ale.gov.be.ca

April 23, 2010 Reply to the attention of Ron Wallace
ALC File: 50333

Alan Hendrick : /
213816 32 :\?eiue /—/E/(/O/T)/[][_/(] /&?M'
LANGLEY BC V3A 3E8 .

Re: Application to Exclude land from the Agricultural Land Reserve

Please find attached the Minutes of Resolution # 2420/2010 outlining the Commission’s
preliminary declsion as it relates to the above noted application. As agent, it Is your
responsibtlity to notify your fellow applicants accordingly. A copy of the minutes must be
provided to each landowner.

Yours truly,

PROVINCIAL AGRICULTURAL LAND COMMIS

Per:

Erik Karlsen, Chair

Enclosure; Minutes

RECEWED

_a

cc: Township of Langley (10-31-0161)
5033301 iy 18 780
AROMNENG & DEYELOP) ‘ff
pi—cwmlﬁmtﬁ ﬁﬁ aAl'qu
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ATTACHMENT 4

E‘ MINUTES OF THE PROVINCIAL AGRICULTURAL LAND COMMISSION

A meeting was held by the Provinctal Agricultural Land Commission on March 25,
2010 at Langley, B.C.

PRESENT: Sylvia Pranger Chair, South Coast Panel
Michael Bose Commissioner
John Tomlinson Commissioner
Tony Peilett Staff
For Consideration
Application;: 50333
Applicants: Alan Hendricks, Elizabeth Hendricks, Chin-Chu Hou, Mei-Yu Yeh,
Robert James Frain, Shawn Robert Frain, Cheryl Lynne Frain
Agent: Alan Hendricks
Proposal: Exclude three parcels from the ALR for urban development in
conjunction with edge pfanning and establishment of an agricultural
trust fund.
Lagal: PID: 001-017-926 Lot 1, Sec.31 Twp.10 NWD, Ptan 68899

PID: 001-017-934 Lot 2, Sec.31 Twp.10 NWD, Plan 68899
PID: 002-382-393 Pcl."oNE” (Ref. Plan 17269) of Pcl."A” (Ref. Plan
4268) of the SW¥: Sec.31 Twp.10 NWD
Location: South side of 44 Avenue between 216 and 2194 Streets, Langley

- Site Inspection

A site inspection was conducted on December 8, 2009. Those in attendance were:

¢ Sylvia Pranger Chair, South Coast Panel

s Michael Bose Commissioner

¢ John Tomlinson Commissioner

e Ron Wallace Staff

s Tony Pellett Staff

e Alan Hendricks Applicant/Agent

s Dave Melnychuk Agrologist for the applicants

The Commissioners and staff met with the proponent and his agrologist to view the site
and discuss the application. It was observed that portions of the subject lands in the
treed areas and the adjoining farmland to the south are subject to dumping of garden
waste material from the adjacent residential areas. i was also observed that the subject
lands being long and narrow have limited potential for agricultural development, but
could serve as a good transitional area or buffer between the residential development

te the north and the agricultural lands to the south.

Exclusion Meeting

An exclusion meeting was conducted on December 8, 2009 at Abbotsford B.C. Those
in attendance were:

s  Erik Karlsen Commission Chair

s  Sylvia Pranger Chair, South Coast Panel
¢  Michael Bose Commissioner

« John Tomlinson Commissioner

« Ron Wallace Staff
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Page 2 of 4 Resolution # 2420/2010
Application # 50333

« Tony Pellett Staft
s Alan Hendricks Applicant/Agent
¢ Dave Melnychuk Agrologist for the applicants

Appiicant Alan Hendricks initiated the discussion with an overview of his lengthy
involvement with the objective of creating single family lots from the subject properties.
The consuiting agrologist, Dave Melnychuk, discussed his involvement with establishing
an agricultural land trust fund in another community and how a similar fund could be a
useful tool with this application. Commission Chair Erik Karisen concurred that an
agricultural tand trust fund with a set of guidelines for agricultural planning initiatives
could be beneficial to this application but advised that the Commission should not be
directly involved with the establishment of this fund. The Commissioners encouraged
the proponents to contact the Township of Langley towards this goal and also stressed
the importance of finding a Council member to take a leadership role with this matter.
Lastly, the Commisstoners asked to be kept informed of their progress.

Commissioner Eligible to Vote

Commissioner Karlsen was not present at the site inspection. It was confirmed that a
summary of the site inspection was provided thus establishing the Commissioner’s
eligibility to vote on the application.

Context

The proposal was wsighed against the purposes of the Commission as stipulated in
section 6 of the Agricultural Land Commission Act (the "Act”). They are:

1. to preserve agricultural land )

2. to encourage farming on agricultural fand in collaboration with other communities
of interest, and

3. to encourage local governments, first nations, the government and its agents to
enable and accommodate farm use of agriculturaf land and uses compatible with
agriculture in their plans, bylaws and policies.

Discussion
Assessment of Agricultural Capability

In assessing agricultural capabillity, the Commission refers in part to agricultural
capabitity mapping and ratings. The ratings are interpreted using the Canada Land
Inventory (CLI), ‘Soll Capability Ciassification for Agriculture' system, or the BC Land
Inventory (BCL!), ‘Land Capability Classification for Agriculture in B.C.' system.

The application inciuded a report from Eveline Wolterson, P.Ag. Using the BCLI

system, she identified the following agricultural capability ratings on the properties:

Class 3 -~ Land in this class has limitations that require moderately intensive
management practices or moderately restrict the range of crops, or both.

Class 4 — Land in this class has limitations that require special management practices
or severely restrict the range of crops, or both.

Class 5 — Land in this class has limitations that restrict its capability to producing
perennial forage crops or other specially adapted crops.

Class 6 — Land in this class Is non-arable but is capable of producing native and or
uncultivated perennial forage crops.

Class 7 - Land in this class has no capability for arable or sustained natural grazing.
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Page 3 of 4 Resolution # 242012010
Application # 50333

Subclasses
D undesirable soll structurs P  stoniness W excess water

Assessment of Agricultural Suitabllity

The Commission assessed whether external factors have caused or will cause the land
to become unsuitable for agriculture. The Commission believes there are external
factors that render the land of very limited suitabllity for agricultural use. They are
encroaching non-farm development.and the extremely shatlow depth of the properties.

Assessment of Impact on Agriculture

The Commission also assessed the impact of the proposal against the long term goal of
preserving agricuitural land. At present, the subject lands and the adjoining farmland to
the south are subject to dumping from the residential area through the treed areas along
the length of the shallow subject lands. The proposal would eliminate the potential for
dumping on the farmlands to south, thus the Commission believes the proposal could
have a positive impact on existing or potential agricultural use of adjoining lands.

Assessment of Other Factors

The proposal to initlate edge planning on this site would not normally be of benefit if it
formed part of a proposal to eliminate agriculture from part of the ALR. In this case, the
parcels (after road widening) have a ratio of 6:1 breadth to depth and are in an area
which the Langley Rural Plan designated as Small Farms/Country Estates without Com-
mission endorsement. When this proposal was first discussed with the Township, its
staff were preparing to advance a Rural Plan amendment to eliminate the Small Farms/
Country Estates designation from areas where it is of no force and effect because of the
lack of Commisslon endorsement, At this time there is no evidence that Langley intends
to follow through with that initiative.

The applicants’ proposal to establish a Township of Langley agricultural land trust with
initial funds coming from this subdivislon i3 of interest, the first consideratlons being
whether Council will agree and whether the criteria for disposition of funds wilt be as
acceptabie to the Commisslon as for the equivalent fund in Abbotsford.

Congclusions

1. That the land under application has agricultural capability and is appropriately
designated as ALR.

2. That the land under application is not very suitable for agricultural use.

3. That the proposal will not impact agricuiture.

4. That the proposal can be rendered consistent with the objective of the Agricultural
Land Commission Act to preserve agricultural land.

IT WAS
MOVED BY: Commissioner Pranger
SECONDED BY: Commissioner Tomlinson

THAT under paragraph 30(2)(c) of the ALC Act

1. the Commission refuse exclusion, in part to avoid conflict with the regional growth
strategy now in the final stages of preparation and in part to avoid creating expec-
tations in the rest of the area designated Small Farms/Country Estates without
Commission endorsement,
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Page 4 of 4 Resolution # 2420/2010
Application # 50333

2. the Commission approve in principle the subdivision of the subject lands on the
understanding that the Township of Langley Is in favour of the type of edge planning
proposed for this application and has recently resolved to proceed with sfudy of an
agncultural land trust as proposed by the applicant, and

3. without prejudice to more detailed conditions which may be set in the event of the
Township’s agreement to proceed with edge planning and an agricultural {and trust,
the Commission advise that it believes the proposed subdivision leaves scant space
for residential improvements thus potentially tempting owners to compromise the
buffer, ang for that reason the Commission believes that the proposed lots should be
at least half again as large as proposed.

CARRIED
Resolufion # 2420/2010
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