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Report to Committee

To: General Purposes Committee Date: June 11, 2026

From: John Irving
Deputy CAO

File: 01-0060-20-LIEC1/2025-
Vol 01

Re: Metro Vancouver Sewage Diversion and Funding Agreement

Staff Recommendation 

That Council endorse the key terms for the Sewage Diversion and Funding Agreement
between Lulu Island Energy Company and Metro Vancouver.

Executive Summary 

Lulu Island Energy Company (LIEC), a municipal corporation wholly-owned by the City of 
Richmond, is advancing the City Centre District Energy Utility expansion through development 
of a Sewer Heat Recovery facility in the Oval Village area that will use renewable heat recovered 
from the sewer system. This report seeks Council’s endorsement of the key terms of the Sewage 
Diversion and Funding Agreement with Metro Vancouver to secure $10 million in project 
funding.  

LIEC will apply the funding to Metro Vancouver-owned infrastructure and in exchange, provide 
a portion of the GHG credits that the sewer heat recovery facility would generate to Metro 
Vancouver, up to a limit of 28,500 tCO2e. Staff have verified that transferring GHG credits 
according to the schedule in the agreement and will not affect LIEC’s ability to meet the 
currently projected provincial Zero Carbon Step Code requirements. 
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Staff Report

Origin 

Lulu Island Energy Company (LIEC), a municipal corporation wholly-owned by the City of 
Richmond, was established to provide district energy services on behalf of the City. As part of 
the City Centre District Energy Utility expansion plan endorsed by Council in July 2022, LIEC 
will be constructing an energy centre in the Oval Village service area which will provide service 
to LIEC customers utilizing renewable sewer heat recovery technology. 

The Metro Vancouver board adopted the Sewage and Waste: Heat Recovery Policy dated June 
23, 2017 to enable the use of waste heat by third parties and provide the opportunity for funding 
portions of heat recovery projects to support collaborative district energy projects. On June 26, 
2025, LIEC and Metro Vancouver entered into a Sewage Diversion Agreement (Access Only), 
which allowed for access to the Gilbert Trunk Sewer.  

The purpose of this report is to seek Council endorsement of key terms that will make up the 
agreement that will secure funding from Metro Vancouver, in exchange for GHG credits to be 
provided to Metro Vancouver. 

This report supports Council’s Strategic Plan 2022-2026 Focus Area #5 A Leader in 
Environmental Sustainability: 

Leadership in environmental sustainability through innovative, sustainable and proactive 
solutions that mitigate climate change and other environmental impacts. 

Analysis 

The Sewer Heat Recovery facility will divert flow from Metro Vancouver’s sewer trunk and 
extract heat for use in LIEC’s district energy system. At full build-out, the facility will generate 8 
MW of renewable heat recovered from the sewer.  Detailed design of the facility has been
completed and construction is scheduled to commence in Spring 2027, subject to development 
activity in the Oval Village area. 

The agreement includes terms including but not limited to sewage diversion, infrastructure 
ownership, maintenance, insurance, and liability. The terms of the agreement have been 
reviewed by Law. A list of key terms is outlined in Attachment 1.

Metro Vancouver initially allocated up to $20 million in funding for this project. However, after 
considering eligible costs for Metro Vancouver-owned infrastructure and the number of GHG 
credits available for transfer, Metro Vancouver updated the funding value to up to $10 million. 
In exchange, LIEC will transfer a portion of the GHG credits generated by the project to Metro 
Vancouver on an annual basis. The below schedule illustrates the percentage of credits that will 
be transferred to Metro Vancouver each year after the SHR facility begins operation, up to a 
maximum of 28,500 tCO2e. This figure is based on 13% of the total carbon credits generated by 
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GHG Credits (“Credits”) will be transferred to Metro Vancouver based on the following 
schedule: 

• 100% of Credits to be allocated to Metro Vancouver until Metro Vancouver’s total
Credits equals 10,000 tonnes or equivalent; thereafter,

• 50% of Credits to be allocated to Metro Vancouver until Metro Vancouver’s total Credits
equals 20,000 tonnes or equivalent; thereafter,

• 25% of Credits to be allocated to Metro Vancouver until Metro Vancouver’s total Credits
equals 28,500 tonnes or equivalent; thereafter

• 0% of Credits to be allocated to Metro Vancouver.

• All Credits not allocated to Metro Vancouver will be allocated to LIEC/City.

Staff have verified that LIEC is able to transfer GHG credits to Metro Vancouver at this schedule 
and still meet the currently projected Provincial requirements tied to the Zero Carbon Step Code 
over this time frame. Staff also believe valuation of the credits represents good value to LIEC.  

The Key Terms of the Sewage Diversion and Funding Agreement have been approved by the 
LIEC Board on June 11th, 2026. 

Metro Vancouver staff are planning to present the agreement to their Liquid Waste Committee 
and Board for approval in July 2026, in order to have the agreement signed by the end of 2026. 

Budgetary Implications 

Executing the Sewage Diversion and Funding Agreement between LIEC and Metro Vancouver 
will allow LIEC to receive up to $10 million in funding towards the Sewer Heat Recovery 
project.

Conclusion 

$10 million in Metro Vancouver funding will support project delivery while helping maintain 
low rates for LIEC customers. LIEC will also retain the majority of the GHG credits, enabling 
continued advancement of the City’s zero-carbon building policies.  

Respectfully submitted,

Alen Postolka, Director, District Energy

Report Contributors 

This report was prepared by Aaron Yeung, Business Development Manager. 

Endorsed by Serena Lusk, CAO 

the SHR facility over the course of 25 years, reflecting the approximate value of the project 
funded with the contribution from Metro Vancouver.   
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Key Terms of 2026 Sewage Diversion and Funding Agreement  
between LIEC and Metro Vancouver

Att. 1: Key Terms of Sewage Diversion and Funding Agreement between LIEC and Metro 
Vancouver
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6. 

7. 

Funding 

3. 

9. The District is only required to provide its funding if, within 12 months after the Project 
Approval Condition and the Mutual Conditions Precedent have been satisfied or waived, the 

LIEC accepts the sewage on an as-is basis.  In no event will the District be liable to LIEC or 
third parties for any claims, damages or losses resulting from or in connection with the sewage 
diverted to LIEC’s infrastructure, including any impact the sewage has on LIEC’s 
infrastructure. (s. 6.1(i) & 8.2) 

5.1 

4. 

The Greater Vancouver Sewerage and Drainage District (District) will allow LIEC to: (i)
construct infrastructure on the Bridgeport Trunk Sewer owned and operated by the District; 
and (ii) divert sewage from the Bridgeport Trunk Sewer and recover waste heat therefrom 
pursuant to conditions set out in the Agreement. (s. 8.1) 

5. 

Diversion of Sewage 

The District will fund eligible costs up to a maximum amount of $10,000,000.  The funding 

Amendment and restatement

The obligations of the District to allow LIEC to construct the District Operated Infrastructure, 
and to divert the sewage, is subject to the following condition being satisfied by May 29, 2027 
(previously May 29, 2025): the District being satisfied that the project will not adversely affect 
the use, operation and maintenance of the District Infrastructure and/or the sewer (Project 
Approval Condition Precedent). (s. 2.1) 

Conditions Precedent 

(i) LIEC obtaining all necessary permits; (ii) the parties being satisfied with the design plans 
and specifications; and (iii) the parties having agreed on the construction schedule for the 
construction of the Phase 1 Infrastructure (Mutual Conditions Precedent). (s. 2.3) 

This Sewage Diversion and Funding Agreement amends and restates the “Sewage Diversion 
Agreement (Access Only)”, dated for reference June 26, 2025, and supersedes and replaces the 
previous agreement in its entirety. (s. 1.4) 

8. 

and 5.2) 

1. 

2. 

During the term, the District may provide access to the waste heat in the sewage to any other 
person without the consent of LIEC, provided that the District will not provide access to such 
waste heat to any other person unless: (i) in the reasonable opinion of the District, doing so 
will not result in a reduction to the temperature of diverted sewage entering the infrastructure; 
and (ii) if the diversion is within the geographical boundaries of the City of Richmond, the City 
consents to such access. (s. 8.3) 

The obligations of the District to allow LIEC to construct the District Operated Infrastructure 
and to divert sewage, and the obligations of LIEC to carry out construction and installation 
work, is subject to the following being satisfied by May 29, 2027 (previously May 29, 2025): 

The Project Approval Condition Precedent and the Mutual Conditions Precedent deadline dates 
can be extended for three consecutive periods of one year each by either party (s. 2.1 and 2.3) 

can only be applied towards the costs of infrastructure that will be owned by the District. (s. 
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Agreement is terminated, LIEC is deemed to have exercised its option to purchase the District 

During the term, the District may require LIEC to purchase, and LIEC may also require the 

Funded Infrastructure. (s. 6.6 and 17.3) 

Design and Construction 

the agreement with an access-only agreement on substantially the same terms as the June 26, 
2025 agreement. (s. 2.2) 

10. 

11.

environmental attributes created by the project on an annual basis (s. 5.2 and 11.2). 

at its sole option.  If the 

terminate, but the District has no obligation to provide funding, and the parties must replace 

District to transfer, all District Funded Infrastructure (other than District Operated 

acceptable to the District; and (ii) the District is satisfied with the access rights relating to the 
District Funded infrastructure.  If these conditions precedent are not satisfied or waived by the 
deadline, the agreement does not  

Ownership 

12. 

The District will own the District Funded Infrastructure (which will include the sewer, the 
diversion chamber, the district shut-off valves, the return tie-ins, the piping between the district 
shut-off valves and the sewer, and any other infrastructure funded by the District), and any 
replacements (irrespective of who pays for the replacements).  LIEC will own all 
infrastructure, other than the District Funded Infrastructure (LIEC Infrastructure). (s. 5.2 and 
6.5) 

Infrastructure). If the District exercises its option after specified suspension events, or if LIEC
the greater of $1.00 and the District’s total 

In consideration for the funding, LIEC will transfer to the District a portion of the 

if exercised before the Initial Diversion Date, and
exercises its option, the purchase price is 
funding paid to date Net Book Value 
exercised on or after the Initial Diversion Date, subject to agreed reductions for impairments 
from damage. The District may also require transfer for 

if 

$1.00 

District confirms that the following have been satisfied or waived in writing: (i) the District has 
obtained a BCUC exemption for its ownership of the District-funded infrastructure, on terms 

specifications relating to the District Funded Infrastructure, the minimum return temperature, 
the maximum return temperature, the maximum flow rates, the permitted impacts to the 
District sewer, or the diversion chamber maintenance plan, then LIEC will revise the design 
plans accordingly. (s. 6.1) 

15.

LIEC will design all the infrastructure.  LIEC must submit the design plans to the District for 
review and approval.  If the District is not satisfied with any aspect of the design plans and 

LIEC will construct all the infrastructure.  If LIEC fails to construct, install, complete and 
commission the District Funded Infrastructure then the District may (but will not be required 
to) construct, install, complete and commission the District Infrastructure at LIEC’s cost 
(which may be offset against the District Funding). (s. 6.3) 

Maintenance

14.

16.

LIEC will commission, operate, maintain, repair and replace all the LIEC Infrastructure.  (s. 
6.4(a)(i))

13.

LIEC will inspect and maintain the operation of the Diversion Chamber with respect to its 
function to divert sewage to the LIEC Infrastructure, all in accordance with the Diversion 
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Costs and Expenses

LIEC will pay for the design and construction of all the LIEC Infrastructure, and the costs for 
the maintenance of the LIEC Infrastructure and LIEC’s maintenance of the Diversion Chamber 
in accordance with the Diversion Chamber Maintenance Plan.   

21. 

23.

The District will maintain, operate, repair and replace the the Diversion Chamber, the District 
Shut-Off Valves, the Return Tie-ins, and the piping between the Diversion Chamber and the 
Sewer-side of the District Shut-Off Valves (collectively the “District Operated Infrastructure”) 
in accordance with the District’s ordinary practices.  The District’s obligations to inspect 
and/or maintain the Diversion Chamber are limited to its function to convey sewage as part of 
the sewer. (s. 6.4(d)) 

19. 

22. 

24. 

18. 

No compensation is payable by LIEC for waste heat during the initial 10 years.  If, at any time 
10 years after the commencement of the agreement, the District’s Heat Recovery Policy is 
amended or replaced, establishing a District policy to seek compensation for the provision of 
sewage and/or waste heat by the District, then the District may give notice to LIEC of such 
policy change. Within six months of the District giving such notice, the Parties will enter into 
negotiations to amend this Agreement, including to provide for compensation to be payable to 
the District for the diversion of Sewage and/or taking of Waste Heat by LIEC. (s. 10.2(a)) 

25. 

Insurance and Liability 

Chamber Maintenance Plan. (s. 6.4(b) and 6.4(a)(ii)) 

LIEC must obtain access rights required by the District for the District Funded Infrastructure, 
on the District’s standard form or such other terms as may be approved by the District in its 
sole discretion. (s. 7.1(b)) 

20. 

Access 

LIEC will reimburse the District for reasonable costs incurred by the District to operate, 
maintain, repair and replace the District Infrastructure.  LIEC will also reimburse the District 
for any incremental costs arising from changes to the physical structure or operation of the 
sewer, and the District’s costs relating to this Agreement (including design, engineering, 
consulting, inspection and legal fees). (s. 10.4) 

At all times during construction, installation, and commissioning of the infrastructure LIEC 
will, at its own expense, maintain construction insurance coverage.   At all times throughout 
the term, LIEC will maintain commercial general liability insurance and pollution liability 
coverage.  (13.1) 

LIEC will indemnify and save harmless the District from and against all claims, including any 
remediation costs or expenses, in connection with any release of contaminants from the 
infrastructure or any part of the sewer that is impacted by the infrastructure. (8.5)(d)) 

LIEC will indemnify and save harmless the District from and against all liabilities, claims and 
losses incurred, arising from, related to or caused by LIEC’s negligence or wilful misconduct, 
any breach of the agreement by LIEC, any breach of any permit or applicable law by LIEC. 
(14.1) 

LIEC will release the District from any claims or damages relating to the design, construction, 
performance, operation and maintenance of the Infrastructure, except to the proportionate 

17. 
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(f) by the District on at least five years’ written notice to LIEC, if it is, in the opinion of 
the District (reasonably exercised), no longer practicable to permit the diversion of the 
diverted sewage in the manner contemplated by this Agreement (without being 
exhaustive, this includes instances of planned decommissioning, deactivation, 
relocation and any other material changes to the sewer), provided that the District may 
only exercise the right under this section by a resolution of the District’s board.

extent that any such liabilities arise out of the District’s negligence or wilful misconduct. 

Suspension of Sewage Diversion 

The District may, without prior notice to LIEC, wholly or partly close the district shut-off 
valves if any of the following occur:  

(14.3) 

26.

(a) certain conditions occur that do, or reasonably could be perceived to, affect or interfere 
with the operability of the sewer, the District’s collection or treatment of wastewater, or 
damage the District Operated Infrastructure; 

(c) routine or planned inspections, maintenance or repair works; 

(b) any diverted sewage is returned (i) with contaminants that were not presented prior to 
such sewage entering LIEC’s Infrastructure, (ii) at a temperature less than the minimum 
return temperature or greater than the maximum return temperature, (iii) at a flow that 
exceeds the maximum flow rate, or (iii) with a composition materially different from 
that entering LIEC’s infrastructure; 

(d) a release of a contaminants from the infrastructure; 
(e) if at any time during the term, the BCUC has jurisdiction over the use or operation of 

the Sewer in connection with this agreement; 
(f) any BCUC exemption in respect of the District is rescinded or modified; or 

Term and Termination 

27. The Agreement will remain effective until it is terminated in accordance with its terms. (s. 
17.1) 

28. This Agreement may be terminated as follows: (17.2)

(a) by mutual agreement of the parties; 
(b) the District may terminate the agreement if a suspension event continues for a 

continuous period of more than two years; 
(c) by either party in the event the other party is in default; 
(d) by either party for an ongoing force majeure event; 

(g) LIEC becomes subject to any law that could, in the reasonable opinion of the District, 
detrimentally affect or interfere with the use or operation of the Sewer or the District’s 
collection or treatment of wastewater (9.1).  

(e) by the District on at least 18 months written notice to LIEC, provided that the right to 
terminate under this section cannot be exercised for 20 years; 
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Report to Committee 

To: Committee Date: June 8, 2026 

From: John Hopkins
Acting General Manager, Planning and Development

File: 01-0157-30-
RGST1/2026-Vol 01

Re: Response to Metro Vancouver’s Referral: Reporting Back on Metro 2050 
Amendment Options and Consultation Results in Response to South of the 
Fraser Mayors’ Requests

Staff Recommendation 

1. That the report titled “Response to Metro Vancouver’s Referral: Reporting Back on Metro
2050 Amendment Options and Consultation Results in Response to South of the Fraser
Mayors’ Requests”, dated June 8, 2026 from the General Manager, Planning and
Development, be submitted to the Metro Vancouver Regional District Board as part of Metro
Vancouver’s consultation process.

2. That should the Metro Vancouver Regional District Regional Growth Strategy Amendment
Bylaw No. 1456, 2026 be adopted, staff review whether the City of Richmond should pursue
identification of any Special Study Areas and report back.

Executive Summary 

The MVRD Board has initiated a process to consider amendments to the Metro 2050 Regional 
Growth Strategy (RGS) in response to requests from three South of Fraser municipalities for 
greater flexibility within the Urban Containment Boundary (UCB) to support future housing, 
employment, and infrastructure needs. Following pre-consultation on four proposed 
amendment options, Metro Vancouver is recommending moving forward with one option on 
Special Study Areas (SSAs) and not moving ahead with the remaining options due to limited 
regional support. 

SSAs identify lands that may consider future land use changes but require further study before 
any RGS amendments are considered. The proposed amendment would enable the Township 
of Langley to add a new SSA for the Fraser Highway Employment Lands, remove two SSAs 
previously identified, and would permit other member jurisdictions to propose new SSAs until 
December 31, 2027.  Other recommendations from Metro Vancouver include initiating further 
process improvements to streamline RGS amendments and supporting Surrey’s city-led 
servicing and land use analysis for the Southeast Surrey area. 

Should the Metro Vancouver amendment bylaw be adopted, it is recommendation that the 
City of Richmond consider the possibility of adding any new SSAs prior to the deadline. 
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Staff Report

Origin 

The Metro Vancouver Regional District (MVRD) Board has initiated a process to consider 
amending the Metro 2050 Regional Growth Strategy (RGS) to permit a new Special Study Area 
(SSA) for the Township of Langley’s Fraser Highway Employment Lands, removal of two 
previously identified SSAs, and allowing other member jurisdictions to propose any new SSAs 
prior to December 31, 2027.  The recommendations also include initiating further RGS process 
improvements, and support for Surrey’s city-led land use analysis for the southeast area. 

At its April 2, 2026 regular meeting, the Board of Directors of the MVRD adopted the following 
resolution: 

That the MVRD Board: 

a) initiate the Metro 2050 amendment process for Special Study Areas option as described 
in the report dated March 25, 2026, titled “Reporting Back on Metro 2050 Amendment 
Options and Consultation Results in Response to Three South of the Fraser Mayors’ 
Requests”; 

b) give first, second, and third reading to Metro Vancouver Regional District Regional 
Growth Strategy Amendment Bylaw No. 1456, 2026; 

c) notify affected local governments and post the proposed amendment on the Metro 
Vancouver website to provide an opportunity for comment as per Section 6.4.2 of Metro 
2050; 

d) direct staff to notify local First Nations via referral offices to provide an opportunity for 
comment on the proposed amendment; 

e) direct staff to initiate further process improvements to streamline amendment processes 
and timelines as described in the report dated March 25, 2026, titled “Reporting Back on 
Metro 2050 Amendment Options and Consultation Results in Response to Three South of 
the Fraser Mayors’ Requests”; and 

f) direct staff to continue to engage with the City of Surrey regarding: 
i) concerns about Metro 2050; and 
ii) technical support regarding the regional servicing implications of potential 

development in the Southeast portion of Surrey. 
 

As part of Metro Vancouver’s notification process, the City of Richmond has been invited to 
provide written comments on the proposed amendments (refer to Attachment 1 for the Metro 
Vancouver letter and accompanying report).  The letter indicates a deadline of July 10, 2026; 
however, Metro Vancouver staff have indicated that comments can be received by July 14, 2026 
and can still be incorporated in the staff report which will be presented to the MVRD Board at 
their regular meeting on July 24, 2026.  This review focusses on the proposed amendment and its 
potential impacts to the City of Richmond.

This report supports Council’s Strategic Plan 2022-2026 Focus Area #1 Proactive in Stakeholder 
and Civic Engagement: 

Proactive stakeholder and civic engagement to foster understanding and involvement and 
advance Richmond’s interests. 
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This report supports Council’s Strategic Plan 2022-2026 Focus Area #2 Strategic and 
Sustainable Community Growth:

Strategic and sustainable growth that supports long-term community needs and a well-
planned and prosperous city.   

Analysis

Background 
In June 2025, the MVRD Board Chair received a joint letter from the mayors of Surrey, Langley 
Township, and Delta requesting for greater flexibility within the Metro 2050’s Urban 
Containment Boundary (UCB) framework to accommodate future housing, employment, and 
infrastructure needs.  In response, on November 25, 2025, the MVRD Board endorsed four 
potential amendments to Metro 2050 for pre-consultation with member jurisdictions.  The 
options included: 

 Option 1: Add new Special Study Area for the requesting municipalities only. 
 Options 2: Re-Classify Rural Regional Land Use Designation Amendments to a Type 3 

amendment process (50%+1 threshold rather than a 2/3 threshold).
 Options 3: Expand Amendment Opportunities for Properties Contiguous with the Urban 

Containment Boundary. 
 Option 4: Expand the Use of the ‘Flexibility Clause’ For Properties Contiguous with the 

UCB. 
 
The proposed amendments were forwarded to Richmond City Council and on March 9, 2026, 
Council endorsed the following comments on the proposed options which included:  

 The proposed options as presented by Metro Vancouver undermines the intent of the 
UCB which is to limit sprawl and strive for a compact metropolitan urban form, as well 
as focus urban growth within the compact urban form through transit oriented, complete 
communities. 

 Planning decisions should be proactive and grounded in strategic long-range thinking, 
rather than reactive to case-by-case amendment requests.  Alternative solutions could 
involve undertaking a more comprehensive review of the UCB to evaluate broader 
amendments to the Greater Vancouver Sewerage and Drainage District (GVS&DD) 
sewerage boundary. 

 Any amendments to how the UCB may be adjusted would need to be coordinated with 
how adjustments to the GVS&DD boundary are administered. 

 Metro Vancouver would need to provide clarity around how any servicing costs 
associated with adjusting the GVS&DD boundary would be determined and allocated. 

 
Feedback from other member jurisdictions on the four options was largely mixed, with some 
expressing concerns that the proposed changes could significantly alter the intent of the growth 
management strategies contained in Metro 2050.  While many respondents acknowledged the 
growth pressures, housing demand, servicing challenges identified by the South of Fraser 
municipalities, many member jurisdictions and agencies preferred substantial changes to be 
addressed through a future comprehensive review of Metro 2050, supported by detailed analysis, 
regional discussion, and in-depth consultation. 
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Metro Vancouver staff met with elected officials and staff from Surrey, Langley Township and 
Delta who indicated that the proposed options would not fully address their concerns.  Following 
this additional consultation, Metro Vancouver has proposed to move ahead with an amended
version of Option 1 (Special Study Areas), and not move forward with Option 2, 3 or 4 at this 
time.  Further, the recommendation is for the MVRD Board to direct staff to initiate further 
process improvements to streamline amendment process and timelines, and to engage with the 
City of Surrey regarding their specific concerns about Metro 2050, and technical support 
regarding the regional servicing implications of potential development in the Southeast portion 
of Surrey.

Summary of Amended Option 1 (Special Study Area)
The amended version of Option 1 would allow all member jurisdictions to propose new SSAs 
before the December 31, 2027 deadline. At the time of developing this option, Metro Vancouver 
staff invited the three South of the Fraser municipalities to identify SSA lands outside the UCB.
Only the Township of Langley proposed a new SSA for the Fraser Highway Employment Lands, 
which reflects the technical analysis undertaken over several years to support employment 
growth. The Township also requested the removal of two existing SSAs. The approximate area 
of the requested SSA removal is 156 hectares, and the newly proposed SSA is 152 hectares. As 
such, the proposal would result in a net decrease of about 4 hectares of SSAs.

Figure 1 – Proposed Langley Township SSA to be Added (Yellow) or Removed (Red)

Currently, SSAs are only considered during the update of the RGS.  They are meant to be areas 
identified by the member jurisdiction indicating an intention to alter the existing land use, and is 
anticipating a future regional land use designation amendment.  There is no specific criteria on 
identifying an SSA, with the exception for areas that are located within the Agricultural Land 
Reserve (ALR), where the member jurisdiction is required to consult with the Agricultural Land 
Commission during the preparation of the planning studies prior to initiating an application to 
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exclude the lands from the ALR.  All SSAs must undergo further study and evaluation before 
amendments could be considered. Once land use designation amendments are brought forward 
in an SSA, it would be considered a Type 3 amendment which has a 50%+1 voting threshold. 

The proposed amendment bylaw will clarify how new SSAs may be considered in the future.  
This would allow the MVRD Board to consider evaluating new proposed SSAs only until 
December 31, 2027.  After that, any new SSAs could only be introduced through the 
development of a new RGS. This time-limited approach helps address emerging planning needs 
while preventing the ongoing use of SSAs to bypass higher-threshold regional amendment 
processes for significant land-use changes. 

In addition to the proposed amendments to Metro 2050 to address SSAs, the MVRD Board will 
consider initiating further process improvements to streamline RGS amendments and supporting 
Surrey’s city-led servicing and land use analysis for the Southeast Surrey area.  If supported, by 
the MVRD Board, Metro Vancouver staff will report back to the MVRD Board on progress as 
this work advances.
 
City of Richmond Comments on the Proposed Metro 2050 RGS Amendment 
City staff have reviewed Metro Vancouver’s staff report and conclude that it has limited land use 
impacts to the City of Richmond, even if new SSAs are designated in other municipalities.  

As outlined in the Metro Vancouver staff report, the proposal presents an equitable approach for 
SSAs in that all member municipalities can propose new SSAs by December 31, 2027, after 
which any future consideration of new SSAs would only occur through the development of a 
new RGS.  The Metro Vancouver staff report also recommends initiating further process 
improvements to streamline RGS amendments, and further engagement with Surrey and support 
for the city-led servicing and land use analysis for the southeast Surrey area to better understand 
the implications of potential development.  Southeast Surrey, which is located adjacent to the 
U.S. border and the Township of Langley, comprises about 80 percent of the City’s Rural lands 
with most lands outside the UCB and ALR. 
 
Adding new SSAs may identify potential future growth areas, but any servicing extensions 
would require technical, financial, and capacity reviews through existing Metro Vancouver 
utility approval processes.  Further, any site-specific amendments to Metro 2050 would require 
further technical and financial analysis. 
 
Staff recommend that this report and the comments described within, be endorsed and submitted 
to the MVRD Board as part of Metro Vancouver’s consultation process. 
 
Special Study Areas for Richmond 
Richmond does not currently have any SSAs, and the introduction of any new SSAs within the 
city is not being considered currently.  Should the proposed Metro Vancouver Regional District 
Regional Growth Strategy Amendment Bylaw No. 1456, 2026 be adopted, it is recommended 
that staff review whether the City of Richmond should pursue identification of any SSAs and 
report back prior to the December 31, 2027 deadline. 
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Budgetary Implications

None.

Conclusion

Metro Vancouver has provided information on a proposed amendment to the Metro 2050 RGS in 
relation to permitting new SSAs to be considered in the future, through a time-limited approach.  
It also proposes a targeted SSA for the Township of Langley’s Fraser Highway Employment 
Lands to support further employment growth on these lands.  

Staff conclude that this proposal has limited land use impacts to the City of Richmond and would 
have limited financial impacts regionally.  SSAs may identify potential future growth areas, but 
any servicing extensions would require technical, financial, and capacity reviews through 
existing Metro Vancouver utility approval processes, and any site-specific amendments to Metro 
2050 would require further technical and financial analysis.  Staff recommend that this report be 
submitted to the MVRD Board as part of Metro Vancouver’s consultation process, and that staff 
bring forward bring forward a report on whether the City of Richmond should submit any SSAs 
prior to the December 31, 2027 deadline should the Metro Vancouver amendment bylaw be 
adopted.

Respectfully submitted,

John Hopkins, Director, Policy Planning

Report Contributors 

This report was prepared by Emily Huang, Planner 2. 

Endorsed by Serena Lusk, CAO

Att. 1: Metro Vancouver Staff Report
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