
 
 
 
 
 
To:  Regional Planning and Agriculture Committee  
 
From:  Heather McNell, Regional Planning Division Manager  

Jason Smith, Senior Regional Planner 
Planning, Policy and Environment Department 

 
Date: February 21, 2014 Meeting Date: March 7, 2014 
 
Subject: Corporation of Delta Proposed Regional Growth Strategy Amendment for 

Southlands 
 
RECOMMENDATION 
That the GVRD Board: 
a) Initiate the regional growth strategy amendment process for the Corporation of Delta’s 

proposed regional growth strategy amendment for the Southlands site and direct staff to notify 
all affected local governments as per Metro Vancouver 2040: Shaping our Future section 6.4.2; 

b) Give 1st and 2nd readings to Greater Vancouver Regional District Regional Growth Strategy 
Amendment Bylaw No. 1203, 2014; 

c) Refer Greater Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 
1203, 2014 to public hearing;  

d) Delegate the holding of the public hearing to the following board directors who are appointed 
to the Metro Vancouver Regional Planning and Agriculture Committee: 
i. Derek Corrigan 

ii. Harold Steves  
iii. Mike Clay 
iv. Ernie Daykin 
v. Jack Froese 

vi. Linda Hepner 
vii. Darrell Mussatto 

viii. Andrea Reimer 
ix. Michael Smith 
x. Richard Stewart 

xi. Wayne Wright 
e) Appoint Derek Corrigan as chair of the public hearing and Harold Steves as vice-chair of the 

public hearing and set quorum for the public hearing as 3 directors; and 
f) Direct staff to set the date for the public hearing. 
 
 
PURPOSE   
To provide, for Board consideration, Metro Vancouver staff analysis of, and recommendations for 
the proposed Type 2 Land Use Designation amendment to Metro Vancouver 2040: Shaping our 
Future (Metro 2040) requested by the Corporation of Delta.  
 
 
 
 

5.1 
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BACKGROUND 
On January 14, 2014 the Corporation of Delta submitted a request to amend the regional growth 
strategy in order to accommodate a development proposal commonly known as Southlands 
(Attachment 1). The request was 
made after Delta Council held a 
local public hearing and gave 
third reading to Official 
Community Plan and Zoning 
Bylaw amendments to 
accommodate the Southlands 
development. An amendment to 
Metro Vancouver 2040: Shaping 
our Future is required in order 
for the development to proceed.   
 
The amendment requested by 
the Corporation of Delta is to re-
designate existing regional 
growth strategy (RGS) 
Agricultural areas to General 
Urban and Conservation and 
Recreation, and to extend the 
Urban Containment Boundary 
(UCB) to include the new 
General Urban areas 
(Attachment 2 and Figure 1). 
 
Corporation of Delta staff have 
provided a rationale for why they believe the proposed regional growth strategy amendment is 
supportable from a regional growth management perspective (Attachment 1). This rationale was 
written in response to comments made by Metro Vancouver staff in a letter dated January 5, 2012 
(Attachment 3). 
 
DISCUSSION 
Development Context 
The Southlands site is a 217.5 hectare site made up of seven properties located in the Corporation 
of Delta in the southwest corner of the region. The site is bounded on the south by the US border, 
the north by the community of Beach Grove, the northeast by Boundary Bay Regional Park, and the 
west by the community of Tsawwassen. The site is designated Agricultural in the Corporation of 
Delta’s Official Community Plan (OCP), Agricultural in Metro 2040, is not in the Agricultural Land 
Reserve, and is within the Fraser Sewerage Area.   
 
There is a considerable amount of development taking place in or near the Tsawwassen area. The 
nearby Tsawwassen Springs development will see 490 residential units added to the area. The 
Tsawwassen First Nation is in the midst of planning and implementing several large residential and 
commercial developments on lands just to the west of the community of Tsawwassen.  

Southlands Site Context 

Parcel Size 217.5 ha (537.4 ac) 
RGS Designation Agricultural 
OCP Designation Agricultural 
Municipal Zoning A1- Agricultural 
Agricultural Land 
Reserve 

Not in the Agricultural Land Reserve 
(removed in 1981 by provincial 
Order-in-Council) 

Proposed RGS 
Designations 

General Urban – 59.7 ha (147.5 ac) 
Conservation and Recreation – 42.2 
ha (104.2 ac) 
Remains Agricultural – 115.6 ha 
(285.7 ac) 
 (see Attachment 2 for layout) 

Proposed Residential 
Development 

950 units in the form of single family 
dwellings, townhouses, apartment 
building (max. 3 storeys) and mixed 
use buildings (commercial at grade, 
max. 3 storeys) 

Proposed Commercial 
Development 

7432 m2 (80,000 ft2) all ground 
oriented 

Sewerage Area The Southlands site is within the 
Fraser Sewerage Area 
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Current plans for the Tsawwassen First Nation’s lands see the addition of 1,864 residential units and 
1.8 million square feet of commercial space. 
 
Figure 1: Proposed RGS Land Use Designation Amendments 

 
 
The Southlands Proposal 
The owner has proposed a comprehensive, mixed-use development that includes 950 residential 
units in various forms and densities, including single family homes, townhomes, apartments and 
live-work units, and approximately 80,000 square feet of ground-oriented commercial space. The 
proposal includes community-based and conventional agriculture, natural habitat, public open 
spaces and greenways on approximately 80 percent of the site (Attachment 4 and Figure 2).   
 
The portions of the site proposed to be redesignated to RGS General Urban are situated in two 
locations: one on the Boundary Bay side of the site, called “Southlands Village”, and one on a 
smaller area on the western side of the site off of 56th Street called “Southlands Gateway”. The 
owner proposes to construct a new connector road through the site extending from 56th Street and 
4th Avenue to Boundary Bay Road and 3rd Avenue (see Figure 2 below). 
 
The owner proposes to transfer 172 hectares of land to the Corporation of Delta to be held in public 
ownership; this represents nearly 80 percent of the total site area. This land is to be used for 
agriculture, natural habitat, public open space and greenways.  The owner also proposes to provide 
$9 million to the Corporation of Delta to improve agricultural drainage and irrigation for the 
agricultural land on site – infrastructure that Delta has identified as essential to improving the 
existing Southlands soil quality and increasing the agricultural capacity of the land. Delta Council has 
indicated their intent, if this proposed amendment is approved, to discuss with the Agricultural 
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Land Commission which portions of the land acquired by the Corporation of Delta would be 
appropriate for inclusion into the Agricultural Land Reserve. 
 
Figure 2: Proposed Land Uses for the Southlands Site 

 
 
The owner has completed geotechnical studies to address concerns about the placement of fill on 
the site to accommodate the development. The studies address concerns pertaining to liquefaction 
and the effects on the water table, and conclude that the risks to neighbouring properties are 
negligible. To address flooding concerns, the development plan proposes to raise the developed 
portions of the site to a 4.2 m flood construction level.   
 
Proposed Amendment to Metro Vancouver 2040: Shaping our Future 
The proposed regional growth strategy (RGS) amendment for the Southlands development includes 
redesignating 59.7 hectares from RGS Agricultural to RGS General Urban (27% of the site) and 
amending the Urban Containment Boundary to include these lands; and redesignating 42.2 hectares 
from RGS Agricultural to RGS Conservation and Recreation (19% of the site). Both of these 
amendments are Type 2 RGS amendments, necessitating a RGS amendment bylaw adopted by a 
two thirds weighted vote at the Board and a regional public hearing. The remainder of the site 
(115.6 hectares or 54%) will maintain a RGS Agricultural designation. 
 
 
 
 

Southlands  
Village 

Southlands  
Gateway 
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Metro Vancouver Regional Planning Analysis  
Metro 2040, the region’s regional growth strategy, provides the framework for assessing the 
proposed amendments. Consideration has been given to each of the five RGS goals and the 
associated strategies.  
 
Goal 1 – Create a Compact Urban Area 
 
Proposed Development 
The Southlands development proposal requires an amendment to Metro 2040 to expand the Urban 
Containment Boundary and to re-designate 59.7 ha of RGS Agricultural land to General Urban to 
accommodate up to 950 residential units in the form of single family dwellings, townhouses, 
apartment building (max. 3 storeys) and mixed use buildings (commercial at grade, max. 3 storeys), 
along with 7,432 square metres (80,000 sq ft) of ground-oriented commercial space. 
 
Consideration 1: Urban Containment 
A core concept of Metro 2040 is urban containment. The Urban Containment Boundary was 
established to create a stable, long-term, regionally defined area for urban development that would 
result in compact development patterns that support efficient use of land and transportation 
networks, and that reduce greenhouse gas emissions. The lands inside the Urban Containment 
Boundary were assessed to have the capacity to accommodate all of the population and 
employment growth projected in the regional growth strategy. Metro 2040 Action 1.1.2 states that 
Metro Vancouver’s role is to “accept Regional Context Statements that accommodate all urban 
development within the areas defined by the Urban Containment Boundary, and that meet or work 
towards Action 1.1.3.” Action 1.1.3 directs municipalities to incorporate the Urban Containment 
Boundary in their Regional Context Statements, along with their population and employment 
growth projections as well as indication of how their plans work towards accommodating the 
projected growth within the Urban Containment Boundary.  
 
The Corporation of Delta submitted a Regional Context Statement in August 2013 that was 
accepted by the Metro Vancouver Board on September 27, 2013. The accepted Regional Context 
Statement is consistent with Metro 2040 Action 1.1.3 and indicates that Delta has the capacity to 
accommodate all projected growth within the existing Urban Containment Boundary. Current OCP 
projections for Tsawwassen, identified as a Local Centre in the regional growth strategy, show that 
it has capacity for an additional 1,200 dwelling units by 2021. These projections are somewhat 
dated and, as noted in the recently accepted Regional Context Statement, will be updated as area 
plans for Tsawwassen and other areas in Delta are revised. Nonetheless, the projections show that 
there is capacity within the existing developed area of Tsawwassen to accommodate anticipated 
growth; further, this capacity is in addition to the 490 dwelling units already approved for 
Tsawwassen Springs and 1864 dwelling units planned on Tsawwassen First Nations land. Expanding 
the Urban Containment Boundary and the existing RGS General Urban area to accommodate the 
Southlands development would potentially absorb some of the future growth that is projected to 
go into the existing Tsawwassen area, resulting in a more dispersed rather than compact growth 
model. 
 
Consideration 2: Focusing Growth in Urban Centres 
Strategy 1.2 directs growth to Urban Centres and Frequent Transit Development Areas which 
further supports the concept of a compact urban area effectively and efficiently served by transit. 
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Metro 2040’s Urban Centres network is focused on the Metro Core, Regional City Centres, 
Municipal Town Centres, and Frequent Transit Development Areas (FTDAs), but it also 
acknowledges local centres as additional focal points for growth. Metro 2040 endeavours to direct 
40% of housing growth and 50% of employment growth to Urban Centres and an additional 28% of 
growth to FTDAs.   
 
While Delta’s only Urban Centre in Metro 2040 is the Municipal Town Centre in Ladner, the Delta 
Regional Context Statement also identifies Tsawwassen Town Centre as a Local Centre and includes 
policies that support the Town Centre as the location for increased growth, mixed uses and higher 
density residential development. The Tsawwassen Area Plan contains further policy objectives to 
support growth in centres. It states one objective is “to create an attractive, viable and cohesive 
town centre, with a “small town” atmosphere, that reflects the unique characteristics and varying 
lifestyles of the community, and which has a pedestrian environment and includes commercial, 
institutional and multiple family residential uses.” Another policy objective for the Tsawwassen 
Town Centre, as stated in the Tsawwassen Area Plan, is “to concentrate medium density housing in 
and around the town centre to eliminate the necessity of consuming farmland for residential use.” 
These policy objectives are aligned with the Metro 2040 goal of creating a compact urban area. 
Expanding the Urban Containment Boundary and expanding the urban area may not align with the 
policy objectives for strengthening the Tsawwassen Town Centre. The medium-density, mixed-use 
residential development proposed for the Southlands properties would be located 1.3 kilometres 
away from the Tsawwassen Town Centre. 
 
Consideration 3: Risk of a Proliferation of Associated Proposed Amendments to Metro 2040 
Another consideration is whether approving this amendment to the Urban Containment Boundary 
would have the propensity to lead to additional proposed regional growth strategy amendments in 
the area, further destabilizing the Urban Containment Boundary. The Southlands site is contained, 
and bounded by RGS General Urban lands and a regional park. There are three Agricultural 
designated properties adjacent to the site. Two of the parcels are publicly owned park and the 
other is adjacent to the part of the development that will remain in RGS Agricultural. Therefore, it is 
not anticipated that approving this proposal will lead to a proliferation of other proposed RGS 
amendments in the immediate area.   
 
Goal 2 – Support a Sustainable Economy 
 
Proposed Development 
The proposed amendment to accommodate the Southlands development would see 115.6 ha 
(285.7 ac), approximately 54%, of the site maintain a RGS Agricultural designation. All of these lands 
would be transferred to the Corporation of Delta. In addition, $9 million would be given to the 
Corporation of Delta for investment in agricultural infrastructure to improve drainage and the 
viability of soil-based agriculture on the site. A total of 101.9 hectares or approximately 46% of the 
site would be removed from the RGS Agricultural designation.   
 
The development proposal includes a set of agricultural principles for the site that dictate the types 
of agricultural practices and uses permitted. These principles emphasize soil-based agriculture and 
do not permit greenhouses or noise cannons. The agricultural principles are part of a proposed 
phased development agreement and would be binding on the Corporation of Delta for the term of 
the agreement (20 years). 
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The owner has committed to constructing a “Market Square” that provides commercial space to 
market agricultural products, in addition to providing community space. An innovative community-
based farming concept and the creation of a small-scale farming program that is well integrated 
into the fabric of the community is proposed as part of the development. This has not yet, however, 
been formally negotiated or guaranteed as part of the development approval process.  
 
Consideration 1: Protecting the supply of agricultural land and promoting agricultural viability 
The two main objectives of Strategy 2.3 are to protect the supply of agricultural land and to 
promote agricultural viability. RGS Agricultural lands are intended primarily for agricultural uses, 
facilities and supporting services. These areas reinforce provincial and local objectives to protect 
the agricultural land base of the region.  Over 90% of the RGS Agricultural designation overlaps with 
the provincially designated Agricultural Land Reserve. The two function together as mutually 
supportive designations, with different, but complementary roles and mandates for protecting 
agricultural land. Metro Vancouver’s non-urban designations primarily support the urban 
containment and efficient provision of utility services and transportation objectives, but also 
support the protection of those lands for their ascribed values.   
 
The Southlands development proposes to integrate community-based farming into the community, 
facilitate public ownership of the remaining agricultural lands, and provide $9 million for 
improvements to agricultural infrastructure and drainage on the site. Two types of agriculture are 
being proposed on site – community-based and conventional agriculture. The community-based 
agriculture portion of the development will surround, and is integrated into, the developed portion 
of the site through the “Market Square” concept. The community-based agricultural component will 
see smaller plot sizes that could serve as incubator farms for new farmers. The landowner and the 
Corporation of Delta both feel that this will help activate currently underutilized agricultural land, 
connect people to food production, and offer social and community benefits. There has been 
considerable effort made by the landowner to develop the innovative, community-based 
agricultural component of the proposal. Little detail on how the conventional agricultural portion 
will be utilized has been provided as it is contingent on the Corporation of Delta’s efforts once the 
land is turned over to them. It should be noted that the Corporation of Delta owns other farmland 
and has considerable experience in leasing farmland to ensure that it is actively and responsibly 
farmed. 
 
The challenge in assessing the agricultural component of this development proposal from a regional 
growth strategy perspective is that it promotes agricultural viability, but results in the loss of 
agricultural land. Moreover, it is difficult for Metro Vancouver to comment on some aspects of 
agricultural viability for the Southlands development. While Metro 2040 supports the importance of 
regulating land use as a means of protecting agricultural land in the region, it relies on organizations 
such as the Agricultural Land Commission (ALC) to assess the more technical elements of 
determining agricultural viability. Given that this site is not in the ALR, Metro Vancouver does not 
have the benefit of the ALC’s analysis to determine in depth what this proposal means for 
agricultural viability. It would appear, however, that the proposed $9 million infrastructure 
investment supports Metro 2040 policy to improve agricultural infrastructure and drainage and will 
help improve agricultural viability and production. Public ownership of agricultural land allows for a 
greater degree of control over agricultural programming and this is being presented as a significant 
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community benefit. Public ownership of the remaining agricultural land would provide greater 
certainty over the future programming and use of the land. 
 
Consideration 2: Managing the agricultural-urban interface 
Strategy 2.3 requires that municipal Regional Context Statements address the issue of managing the 
agricultural-urban interface, or edge planning. The interface between urban and agricultural uses is 
an area often vulnerable to conflict. Significant effort on the part of the landowner has gone into 
integrating agriculture into the community. However, there is no consideration given to promoting 
compatibility between the areas that will remain in more conventional agriculture use and the new 
residents of the development.  The proposed road bisecting the area slated for more conventional 
agriculture exacerbates the length of interface and may present some significant challenges for 
promoting compatibility along the agricultural- urban edge. 
 
The Ministry of Agriculture has expressed concern about edge planning for this proposal 
(Attachment 6). The perspective of Ministry staff is that this development will negatively impact the 
nearby conventional farming. In similar situations, nearby residents often complain about the noise 
and smell of conventional farming, and farmers complain about vandalism and trespassing. The 
proposal deals with integrating small scale, community based farming into the development, but 
not the common interface issues between the remaining conventional farming lands and the 
proposed residential areas. 
 
Consideration 3: Economic development opportunities for agriculture 
Strategy 2.3 also requires that municipal Regional Context Statements include policies that 
demonstrate support for the economic development opportunities for agricultural operations. The 
Southlands development proposal incorporates a “Market Square” concept as described above that 
supports agricultural economic development, and is consistent with Metro 2040 policies. The 
Ministry of Agriculture has raised concerns about the economic viability of small-scale farming 
being proposed as part of the development. 
 
Consideration 4: Fragmentation and non-farm use of agricultural land 
Strategy 2.3 requires that municipal Regional Context Statements include policies that discourage 
the subdivision of agricultural land in a way that leads to fragmentation. Fragmentation and parcel 
isolation affect the agricultural capacity of the land.  
 
The Southlands proposal leads to the loss of just under 60 hectares of agricultural land to urban 
development, and an additional 42 hectares to conservation and recreation land uses. A new road 
extending the existing 4th Avenue through the site will bisect several of the existing large parcels of 
agricultural land, leading to further agricultural land fragmentation. There are two parcels 
immediately adjacent to the site that are designated RGS Agricultural that will be isolated from 
other agricultural lands. However, both parcels are existing parkland, and therefore the 
development would not lead to further agricultural land fragmentation in this regard.   
 
Consideration 5: Intention to put land back into the Agricultural Land Reserve 
Delta Council has directed staff to discuss which lands the Corporation would receive as a result of 
the Southlands development would be appropriate for inclusion in the Agricultural Land Reserve 
(ALR) with the Agricultural Land Commission. The entire site was removed from the ALR in 1981 by 
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an Order in Council, not through an application for exclusion. Delta has kept this land designated 
and zoned Agriculture consistently since that time.   
 
However, there is no guarantee that the ALC would accept an application to reincorporate the lands 
into the ALR. The “Southlands Farming – Guiding Principles and Goals”, a set of requirements for 
agriculture that are part of the phased development agreement, strongly support farming, but also 
constrain the type of farming that would be permitted. If a Metro 2040 amendment process is 
initiated, the ALC is one of the agencies that will be notified, and staff will include a request for 
clarification of the process for adding these lands back into the ALR along with what factors would 
be considered in the decision-making process.  
 
Goal 3 – Protect the Environment and Respond to Climate Change Impacts 
 
Proposed Development 
The proposed amendment would see 42 hectares (104 acres) of RGS Agricultural land redesignated 
as RGS Conservation and Recreation, all of which would be turned over by the owner to the 
Corporation of Delta. The Conservation and Recreation lands are intended to remain in their 
current natural state, though part of a proposed trail system will run through some areas.   
 
The Southlands site is located near Boundary Bay and its elevation is close to sea level, leaving it 
susceptible to flooding due to storm surges and sea level rise. The current development proposal 
identifies that the areas slated for development would be built on fill and would raise the flood 
construction level for buildings to 4.2 metres. This proposal is based on a 50-year time horizon and 
accounts for the annual 2mm subsidence in the area. Raising the flood construction level to 4.2 
metres requires an estimated 60,000 truckloads of fill and will take approximately two years to 
complete. 
 
Geotechnical analysis of the proposed development conducted by the owner received independent 
review in support of its conclusions. The studies determine that the Southlands proposal adequately 
addresses geotechnical considerations, and in particular concerns regarding liquefaction. 
 
There is no discussion of greenhouse gas emissions in the materials provided by the Corporation of 
Delta. 
 
Consideration 1: Protecting Conservation and Recreation Lands 
A key Metro 2040 strategy is to protect Conservation and Recreation lands in order to preserve 
ecosystem services and function, and to provide opportunities for recreation in a natural 
environment. The addition of publicly owned Conservation and Recreation land is a regional 
benefit, as it provides greater certainty of future use. The proposed Conservation and Recreation 
lands in the southwest of the property would preserve the existing forest cover and maintain 
important wildlife habitat. The additional trails system proposed for the development will improve 
pedestrian and cycling access to Boundary Bay Regional Park from Tsawwassen. 
 
Consideration 2: Greenhouse gas emissions 
Strategy 3.3 encourages land use and transportation infrastructure policies that reduce energy 
consumption and greenhouse gas emissions. Given the location of the development in relation to 
employment centres, major commercial centres and the lack of regular transit service, it is likely 
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that most residents will need to use private vehicles for most trips off-site leading to greenhouse 
gas emissions implications. This is also documented in the traffic study supplied by the landowner. 
According to the traffic study, the number of trips per dwelling unit would be 16% and 12% higher 
during the morning and afternoon peaks respectively compared to a development located in 
Tsawwassen Town Centre.  
 
There is no discussion or commitment made as part of the development to improve energy 
efficiency in the buildings, which is not consistent with policies under this strategy that promote 
best practices and require municipalities to identify policies that reduce energy consumption. 
 
Consideration 3: Climate change impacts and natural hazards 
Strategy 3.4 encourages land use and transportation infrastructure that improves the ability to 
withstand climate change impacts and natural hazard risks. The latest reports from the Ministry of 
Environment recommend a flood construction level of 6.2 metres for this area based on projected 
sea level rise by 2100. The current proposal would see a flood construction level of 4.2 metres. 
While this exceeds the current Corporation of Delta standard of 2.9 metres, it falls short of the best 
practices recommended by the Ministry of Environment. As part of the rezoning proposal, flood 
covenants will be required on all the developed properties absolving the Corporation of Delta of 
liability from future flooding impacts. Implicit in this requirement for covenants is that there 
potentially will be future flooding impacts.  
 
Goal 4 – Develop Complete Communities 
 
Proposed Development 
The proposed amendment would see the development of 950 units of housing, which would 
include a mix of single family homes, townhouses and 3-storey apartments. There is no provision 
for rental housing and secondary suites will not be permitted. The Southlands proposal envisions 
some commercial uses in the centre of the development as well as an extensive trail network.  
 
Consideration 1: Diverse and affordable housing 
Strategy 4.1 advocates for the provision of diverse and affordable housing choices. It requests that 
municipalities encourage the supply of new rental housing and secure additional affordable housing 
units, for households with low or low to moderate incomes through policies, particularly in areas 
that are well served by transit. 
 
The proposed development would increase the housing diversity in the area which is consistent 
with part of the intent of Metro 2040 Strategy 4.1. The proposed development does not include 
requirements for rental housing and restricts secondary suites. As a result, it would be helpful for 
Delta to confirm how the proposal will assist in meeting projected demand for rental housing, 
which, in the regional growth strategy, is estimated for Delta to be 1,100 units. 
 
Consideration 2: Healthy and complete communities 
Strategy 4.2 promotes the development of healthy and complete communities with access to a 
range of services and amenities. The intention of this policy direction is to support compact, mixed 
use, transit, cycling and walking oriented communities. Specifically, municipalities are requested to 
include policies that “where appropriate, identify small scale Local Centres in General Urban areas 
that provide a mix of housing types, local-serving commercial activities, and good access to transit”.   
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The proposed development’s provision of trail networks, community space, connections to nearby 
recreational opportunities, and access to some small scale commercial services are integral parts of 
a complete community. This development would add up to 2,500 people to the Tsawwassen area 
which would enhance the economic viability of commercial businesses in the area. In turn, this 
would enhance and maintain important services that are part of a complete community. 
 
It is clear that a tremendous amount of effort has gone into creating a design for Southlands that 
considers community amenities and providing as many elements of a complete community as 
possible. The real challenge for this development in terms of complete community objectives is 
location. The distance from the edge of the Tsawwassen Town Centre (1.3 kilometres) and hence 
most commercial services and employment, and the lack of institutional services, mean that 
Southlands residents would have to drive for most daily services. Best practices indicate that people 
are often willing to walk between 400-800 metres for such services. 
 
Goal 5 – Support Sustainable Transportation Choices 
 
Proposed Development 
The Southlands area is currently served by public transit in the form of a community shuttle that 
offers hourly service to the South Delta Exchange and limited peak hour commuter bus service to 
Bridgeport. The Southlands site is not on the Major Road Network. The landowner will be required 
to pay for off-site upgrades to road infrastructure created by the increased demand generated by 
the development. The Southlands proposal includes a trail network that would connect the 
development with the existing trail network and the neighbouring communities. 
 
Consideration 1: Coordination of land use and transportation 
Metro 2040 recognizes the interplay between land use and transportation and that land use 
influences travel patterns and choices. Strategy 5.1 seeks to coordinate land use and transportation 
to encourage transit, multiple-occupancy vehicles, cycling and walking. It is strongly linked to 
TransLink’s recently adopted Regional Transportation Strategy Framework and the Frequent Transit 
Network.  
 
The proposed trail network is consistent with Metro 2040 policies to promote walking and cycling 
and would result in more sustainable transportation choices and the opportunity for residents to 
access recreational opportunities. The distance from major commercial and employment locations, 
along with infrequent public transit service would likely result in the majority of trips being made by 
private vehicle.  It is not clear in the materials provided by Delta how the proposal will contribute to 
achieving Strategy 5.1 to promote more sustainable transportation choices. The traffic study 
provided by the landowner reinforces this point. 
 
Consideration 2: Safe and efficient movement of goods and passengers 
Strategy 5.2 contains policies to promote the efficient movement of goods, passengers and services.  
Policies call for active management of existing and planned capacity of the road network. The traffic 
study provided by the landowner offers a brief, broader scale assessment of traffic impacts in the 
area. This is an important issue as there is significant development taking place elsewhere in 
Tsawwassen and is on Tsawwassen First Nation land. The study shows that there will potentially be 
significant impacts at two key intersections along 56th Street, namely at 12th Avenue and Highway 
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17.  This would occur at build out of all planned development in the area in 2031. The congestion at 
these intersections will be caused by other developments in the area and is not projected to occur 
solely because of the Southlands proposal.  
 
Comments from related Metro Vancouver departments 
As part of the review process for amendments to Metro 2040, Regional Planning staff circulates the 
proposal associated with the proposed amendment to other Metro Vancouver departments for 
comment. The proposal was reviewed by Regional Parks as well as the Water and Liquid Waste 
Utilities. 
 
Regional Utilities 
The review concluded that it is not possible to precisely identify the appropriate water 
infrastructure servicing strategy for the proposal at this time, as detailed water demand projections 
for Southlands and neighbouring areas are not currently available to Metro Vancouver.  Based on 
information provided in the document titled “Preliminary Engineering Requirements” dated 
September 25, 2013, it appears that detailed water demand projections for Southlands will be 
provided to Metro Vancouver at a future date.  
 
Subject to further detailed investigation, it appears reasonable that it will be in the regional interest 
to designate the Pebble Hill Reservoir as the official supply point for Southlands. If the Southlands 
amendment to the RGS is approved, technical staff from Metro Vancouver and the Corporation of 
Delta should work collaboratively to agree upon a water servicing strategy for the entire south 
Delta area, including Southlands, that optimizes use of the existing Pebble Hill Reservoir. 
 
In terms of liquid waste, initial flows analysis shows minor impacts on regional infrastructure based 
on the preliminary information provided. Most of the impacts of this development in terms of 
managing liquid waste will be on the municipal system and those impacts have been addressed.  
 
It should be noted that although the entire Southlands site is within the Fraser Sewerage Area, 
Metro 2040 stipulates that the Greater Vancouver Sewerage and Drainage District not extend 
regional sewer services into RGS Agricultural areas except for building footprints in cases where the 
infrastructure is needed to address public health issue, protect the region’s natural assets, or to 
service agriculture or agri-industry.   
 
Regional Parks 
Regional Parks’ staff reviewed the Southlands proposal from the perspective of Boundary Bay 
Regional Park. The Southlands proposal is adjacent to the core part of the park which contains a 
popular beachfront recreation area as well as important ecosystems classified as Wildlife Reserve 
Areas (WRA).   
 
The management of stormwater generated by the proposed Southlands development is the most 
significant concern due to its potential to negatively alter the park’s hydrology and degrade the 
ecological health of its sensitive and valuable ecosystems. Available documents indicate that 
stormwater from the Southlands Village site is to be directed by pipe along Boundary Bay Road, 
then via a ditch that transects the park into to the reservoir at the 12th Avenue pumping station.  
Boundary Bay Regional Park presently experiences high groundwater in areas of the WRA which 
tends to degrade ecosystem quality. The movement of stormwater will require expansion of the 
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reservoir located adjacent to the 12th Avenue pump station. It is unclear if the municipality 
presently has sufficient land within its utility easements to accommodate this expansion or if 
additional lands, potentially park, are required. With appropriate detailed planning, design and 
implementation, proposed drainage works could support natural resource management goals for 
the park.   
 
The proposal identifies a number of ecosystems/land parcels for protection as Environmentally 
Sensitive Areas (ESA). One of particular note to Boundary Bay Regional Park is the 12.9 ha parcel 
adjacent to its south boundary. Acquisition of this land is a regional benefit as an ESA will maintain 
its current ecological relationship with the Regional Park.    
 
Metro Vancouver RGS Amendment Process 
The proposed amendment is a Type 2 Minor Amendment to the regional growth strategy which 
requires an amendment bylaw that receives an affirmative two-thirds weighted vote by the Metro 
Vancouver Board at each reading including adoption, and a regional public hearing. Metro 
Vancouver 2040 lays out the process for such an amendment.  A draft staff report on the proposed 
amendment was reviewed by the Regional Planning Advisory Committee on February 21, 2014 as 
required by Regional Growth Strategy Procedures Bylaw No. 1148. The Regional Planning Advisory 
Committee received the then draft staff report for information. The application is now coming 
before the Regional Planning and Agriculture Committee and Board for consideration of initiation, 
notification, 1st and 2nd reading of the amendment bylaw, delegation of the public hearing, and 
direction to staff to set the public hearing date. If the Board approves these resolutions, staff 
anticipates a 30-day notification period, holding the public hearing the final week of April 2014 or 
the first week of May. The Committee and Board would then consider the public hearing materials 
and any comments received from affected local governments and agencies and the public, and 3rd 
and final reading of the amendment bylaw in May 2014. 
 
ALTERNATIVES 
1. That the GVRD Board: 

a) Initiate the regional growth strategy amendment process for the Corporation of Delta’s 
proposed regional growth strategy amendment for the Southlands site and direct staff to 
notify all affected local governments as per Metro Vancouver 2040: Shaping our Future 
section 6.4.2; 

b) Give 1st and 2nd readings to Greater Vancouver Regional District Regional Growth Strategy 
Amendment Bylaw No. 1203, 2014; 

c) Refer Greater Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 
1203, 2014 to public hearing;  

d) Delegate the holding of the public hearing to the following board directors who are 
appointed to the Metro Vancouver Regional Planning and Agriculture Committee: 

i. Derek Corrigan 
ii. Harold Steves  

iii. Mike Clay 
iv. Ernie Daykin 
v. Jack Froese 

vi. Linda Hepner 
vii. Darrell Mussatto 

viii. Andrea Reimer 
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ix. Michael Smith 
x. Richard Stewart 

xi. Wayne Wright 
e) Appoint Derek Corrigan as chair of the public hearing and Harold Steves as vice-chair of the 

public hearing and set quorum for the public hearing as 3 directors; and 
f) Direct staff to set the date for the public hearing. 

2. That the GVRD Board decline the Corporation of Delta’s request for a Regional Growth Strategy 
amendment for the Southlands development. 
 

FINANCIAL IMPLICATIONS 
If the Board proceeds with Alternative 1, there will be financial implication for the cost of holding a 
public hearing. These costs include advertising, additional staff time and remuneration of Board 
directors depending on the timing of the public hearing. There are no financial implications 
associated with Alternative 2. 
 
REGIONAL GROWTH IMPLICATIONS 
If the Board chooses Alternative 1, it: 

• Indicates a desire to initiate the Metro 2040 amendment process which allows an 
opportunity for member municipalities and other affected agencies to comment on the 
proposal. It provides an opportunity for the public to address public officials and present 
their opinions on the proposal. 

If the Board chooses Alternative 2, it: 
• Determines that the regional benefits of the proposal do not outweigh the infringement on 

the urban containment and growth management objectives of the RGS; 
• Maintains the current amount of RGS Agricultural land on the site; 
• Loses an opportunity to invest in improving agricultural viability for some of the land; and 
• Metro 2040 could be perceived as overly rigid and not accommodating of local aspirations 

and needs. 
 
SUMMARY / CONCLUSION 
The analysis completed by Metro Vancouver staff demonstrates the inherent and complex trade-
offs of the proposed Metro 2040 amendment that would facilitate the Southlands development 
proposal. 
 
From a regional perspective, a fundamental question is if there is a compelling rationale or benefit 
for allowing significant residential development outside of the urban containment boundary. The 
major gain from a regional perspective for allowing residential and commercial development 
outside the urban containment boundary in this particular instance is the donation of 80% of the 
site to public ownership with an aim to securing it for agricultural and park use in perpetuity. There 
is no doubt that this transfer allows greater control over future land uses in the area on the part of 
the municipality and would provide closure for a long-standing source of tension in the local 
community. Given the municipality’s stated intention of applying to have some of these lands 
reinstated in the Agricultural Land Reserve, and that these lands are currently in private ownership 
and therefore ‘at greater risk of development’, this is a significant regional and local gain.   
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However, it is a significant challenge to determine what level or amount of regional and local 
benefit is sufficient to allow development outside of the urban containment boundary when it is 
clear that there is sufficient space to accommodate projected population and employment growth 
within the existing community.   
 
A key issue with the potential to set precedent is the notion that public ownership of land enhances 
protection above and beyond regulation alone, and is a substantial community benefit. Given that 
the vast majority of agricultural lands in the region are privately owned, accepting this amendment 
could be seen to signal to those land owners, that subdividing their property, proposing to develop 
a small percentage of the land, and dedicating the rest to public ownership is an acceptable, even 
desirable proposal. This could, on a broader regional level, lead to greater speculation of 
agricultural land and proposals of this nature, thereby undermining fundamental values inherent in 
the regional growth strategy.  
 
Staff recognizes Delta’s aspirations and support for the proposal. There are numerous community 
benefits, not the least of which is the resolution of a long-standing, divisive issue with a solution 
that sees the innovative development of only 20% of the site, and the remaining 80% turned over to 
the municipality for conservation, recreation and agricultural uses. The landowner’s thoughtfulness, 
consideration of community values, and commitment to providing an innovative, sustainable 
proposal should be commended. 
 
Metro Vancouver’s role in this issue is to comment on the consistency of the proposed amendment 
with Metro Vancouver 2040: Shaping our Future – to assess whether the benefits are sufficient to 
offset impacts on regional growth strategy objectives. 
 
Based on the analysis provided, staff recommends Alternative 1. This will allow for additional 
information to outstanding questions to be received, will facilitate a broader, more fulsome 
dialogue on the proposed amendment, and will provide an opportunity for municipalities, other 
agencies and the public to provide comment to the Board for their consideration and to inform 
staff’s recommendation regarding the proposed amendment. 
 
Attachments (Doc. #8671368): 
1. ‘Referral to Metro Vancouver for Southlands Application (Century Industries Ltd.), Delta, BC’ – 

Letter dated January 14, 2014 from The Corporation of Delta.  
2. ‘Proposed RGS Land Use Designation and Overlay Amendments’ - Map. 
3. ‘Proposed Official Community Plan Amendment for the Southlands Properties’ - Initial Metro 

Vancouver Comments from January 5, 2012. 
4. ‘Southlands Proposed Land Uses/Site Plan’. 
5. ‘Greater Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1203, 

2014’. 
6. ‘Delta Community Based Farm District - Planning Southlands as a Regionally Significant Model 

for Metro Vancouver’ - Letter dated May 15, 2013 from the Ministry of Agriculture addressed to 
the Corporation of Delta. 
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THE CORPORATION OF DELTA 

January 14, 2014 

Mayor Greg Moore, Chair 
Metro Vancouver Board of Directors 
4330 Kingsway 
Burnaby, BC V5H 4G8 

Dear Chair Moore, 

Re: Referral to Metro Vancouver for Southlands Application 
(Century Industries Ltd.), Delta, BC 

f "0111 ,III.' u./fin of 

Th. Mayor. 
l Is E Jackson 

The purpose of this letter is to refer the development application for the South lands 
properties to Metro Vancouver, and to seek approval of several amendments to the 
Regional Growth Strategy and Delta's Regional Context Statement. The letter includes the 
following sections: 

• Proposal . 
• Process 
• Local and Regional Context 
• Commentary from Council 
• Supporting Information 
• Delegation Request 
• Conclusion 

1. Proposal 

The Southlands application involves seven properties totaling 217 ha (537 ac) in area . All of 
the properties are designated A-Agricultural in the Future Land Use Plan in Schedule A of 
Delta's Official Community Plan, designated AGR-Agricultural in the Tsawwassen Future 
Land Use Plan in Schedule 0.1 of Delta's Official Community Plan, and zoned A1 
Agricuiture. . 

The owner, Century Industries Ltd., has made application for a proposed comprehensive 
development that would include agricultural uses, natural habitat. public open spaces and 
greenways as well as a Market Square on approximately 80 percent of the subject site, and 
reSidential, commercial and institutional uses on approximately 20 percent of the subject site. 

4500 Cld r~nce TaylOl Crescent. Delta. British Columbia. Canada V41< 3E2 
Tel: 604 946-3210 Fax· 604 946·6055 Email· mayor (/ delta I"a 

l\ Regional Planning and Agriculture Committee - 41 - 

THE CORPORATION OF DELTA 
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Mayor Greg Moore , Chair 
Metro Vancouver Board of Directors 
4330 Kingsway 
Burnaby, BC V5H 4G8 

Dear Chair Moore, 

Re: Referral to Metro Vancouver for South lands Application 
(Century Industries Ltd.), Delta, BC 

r nlnl fll~' u.ll1n uf 
T hI? r.1aytl', 
Lois E J.d",ull 

The purpose of this letter is to refer the development application for the South lands 
properties to Metro Vancouver, and to seek approval of several amendments to the 
Regional Growth Strategy and Delta 's Regional Context Statement. The letter includes the 
following sections: 

• Proposal . 
• Process 
• Local and Regional Context 
• Commentary from Council 
• Supporting Information 
• Delegation Request 
• Conclusion 

1. Proposal 

The Southlands application involves seven properties totaling 217 ha (537 ac) in area . All of 
the properties are designated A-Agricultural in the Future Land Use Plan in Schedule A of 
Delta's Official Community Plan, designated AGR-Agricultural in the Tsawwassen Future 
Land Use Plan in Schedule 0 .1 of Delta's Official Community Plan, and zoned A1 
Agriculture. 

The owner, Century Industries Ltd., has made application for a proposed comprehensive 
development that would include agricultural uses, natural habitat, public open spaces and 
greenways as well as a Market Square on approximately 80 percent of the subject site, and 
residential , commercial and institutional uses on approximately 20 percent of the subject site. 

4500 Cldrence Taylor res .. ,ml , D~lta Brllblo COI\llllbid, Canadh V41< 3E2 
Tel. 604946-321 0 F"~ ' 60~ 94b 6055 Email mi\Yor(ld.i1ln \'a 

MSUNNER
Text Box
5.1 Attachment 1



The owner proposes to develop a mixed-use 
residential community with 950 residential units in 
various forms and densities, including single family 
homes, town homes, apartments and live-work 
units and approximately 7,432 m2 (80,000 ft2) of 
ground oriented commercial space. The 
development would occur in two areas: one on 
the Boundary Bay side called "South lands Village", 
and a smaller area off 56 Street called "South lands 
Gateway". The owner proposes to construct a new 
connector road which would extend from 3 Avenue 
and Boundary Bay Road to 4 Avenue and 56 Street. 

, . 

January 14, 2014 
Page 2 

Proposffi L(JI'1d Use CooutJI (or Soudlloodi Applt[a,.on 

The owner proposes to transfer 172 ha (425 ac) of land to Delta , to be held in public 
ownership as amenity land. This amounts to approximately 80 percent of the total site, less 
the proposed 2.4 ha (6 ac) Southlands Homestead. The land to be transferred to Delta 
would be used for agriculture, natural habitat, public open space (including a Market 
Square) and greenways. Included with the amenity land are the Alexander/ Gunn House 
and the Red Barn . Both of these buildings are in the proposed Market Square area. The 
owner would also construct a new multi-use community building in the Market Square area, 
complete extensive renovations to the Red Barn, and also provide landscaping and open 
space improvements throughout the Market Square area. The Earthwise Gardens and 
community gardens would also be located within this area. 

The owner proposes to provide a $9 million amenity contribution to Delta that would be put in 
a special reserve by Delta and administered by it at its discretion for the sole purpose of 
improving agricultura l drainage and irrigation for the agricultural land that is proposed to be 
transferred to Delta . The owner proposes to lease back a portion of the land that is proposed 
to be transferred to Delta , including approximately 18.7 ha (46 ac) of the agricultural land for 
use for small-scale farming (the "Community Farming Area") , in addition to the owner leasing 
and operating the Market Square area, each for a minimum period of 10 years with options to 
extend for a further 10 years. Additional areas comprising public parking, open spaces and 
pathways are also proposed to be leased back and thus maintained by Century Industrie!? 
Ltd. The remainder of the agricultural land that would be transferred to Delta would be 
available to be leased by Delta to one or more third party tenants for larger scale soil-based 
farming, to be actively used in a manner with consideration to surrounding residential 
neighbourhoods. Leases are to be negotiated/considered at a later date. 
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2. Process 
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Page 3 

The proposal requires an amendment to Delta's Official Community Plan for a portion of the 
lands, rezoning of a portion of the lands, and other bylaws, permits and considerations. 
Amendments to the Metro Vancouver Regional Growth Strategy would also be required in 
order for the development to proceed. Additionally, Century Industries Ltd . has requested a 
Phased Development Agreement of 20 year duration, which requires approval of the 
Inspector of Municipalities. 

This application has been under consideration since October 2011 . Delta has, throughout 
that period, undertaken extensive analysis of the project and also had consultation with the 
community. The consultation process has included: 

• Public Information Meetings Hosted by Century Industries Ltd. on 
May 12 and 15, 2012; 

• Public Information Meeting Hosted by the Corporation of Delta on October 25, 2012; 

• Public Information Meeting Hosted by the Corporation of Delta on May 30, 2013; and 

• Public Hearing on October 28, 29 and 30, 2013 and November 1, 2 and 8, 2013. 

Throughout the application process a number of technical studies have been completed and 
the development plans have undergone refinements. The application review process has 
been thorough and there is extensive information on the proposal in the staff report dated 
July 18, 2013 which was considered by Council at their July 29, 2013 Regular Meeting and 
the staff report dated October 4, 2013 which was considered by Council at their 
October 7, 2013 Regular Meeting. There is further information contained in the staff report 
dated November 7, 2013 that was considered by Council at the Special Meeting on 
November 8,2013. Various technical studies, staff reports and other documents are 
available through Delta's website at www.delta.ca/southlands. 

At the Special Meeting on November 8, 2013, Council gave third reading to Official 
Community Plan Amendment (Regional Context Statement) Bylaw No. 7167, Official 
Community Plan Amendment Bylaw No. 7168, Zoning Amendment Bylaw No. 7169, 
Development Application Procedures Amendment Bylaw No. 7170 and Phased 
Development Agreement Bylaw No. 7271 and endorsed a motion requesting the Metro 
Vancouver Board to amend "Greater Vancouver Regional District Regional Growth Strategy 
Bylaw Number 1136,2010". The amendments requested involve: 

1. Changing the regional land use designation of approximately 27 percent of the site 
from Agricultural to General Urban, and adding these lands to the Urban 
Conta inment Boundary; 

2. Changing the regional land use designation of approximately 19 percent of the site 
from Agricultural to Conservation and Recreation ; and 
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3. Amending the Regional Growth Strategy Maps as necessary to reflect the required 
amendments listed above. 

Council also endorsed a motion that, subject to approval of the Regional Growth Strategy 
amendments, the Metro Vancouver Board be requested to approve the amendments to 
Delta 's Regional Context Statement, as reflected in 'The Corporation of Delta Official 
Community Plan Bylaw No. 3950, 1985 Amendment (Regional Context Statement 
Amendment for Southlands Properties - LU006390) Bylaw No. 7167, 2013". Please find 
enclosed a copy of Bylaw No. 7167, certified correct at th ird reading (Attachment A) . 

3. Local and Regional Context 

Attachment B to this letter illustrates the proposed Regional Growth Strategy land use 
designations in relation to the subject site and the portions of the subject site that are 
proposed to be included in the Urban Containment Boundary. 

Metro Vancouver staff provided comments on the South lands application on 
January 5, 2012 . The comments outlined regional factors which should be considered 
should Council submit a request for a Regional Growth Strategy amendment to the Metro 
Vancouver Board . Further discussion on the regional factors identified by Metro Vancouver 
and Delta staffs response is provided in Attachment C to this letter, and this information 
was presented to Council in the July 2013 report . 

In Delta's view, some of the significant regional benefits that would be generated by the 
proposal include the following : 

• While this proposal would result in increased urban area within the Urban 
Containment Boundary, Tsawwassen would remain a compact urban area. The 
proposed development would provide an opportunity to make Tsawwassen a more 
complete community by providing more housing options for diverse needs and more 
population to support commercial uses and employment in this local centre. 

• The owner is proposing to transfer approximately 80 percent of the site to Delta, 
including 110 ha (272 ac) of land that would be zoned A 1 Agriculture. If the 
application is approved and the lands become publicly owned, the Municipality has 
identified objectives to ensure the lands are in active agricultural use and farmed in a 
sustainable manner. The lands have not consistently been farmed in the past. 

• Promoting agricultural viability by enhancing the agricultural capability of the land. 
Specifically, the owner is proposing to provide a $9 million amenity contribution to 
Delta, to be put in a special reserve for the sole purpose of improving drainage and 
providing irrigation to improve and sustain the agricultural capability of the 
agricultural land that is proposed to be dedicated to Delta. 
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• Part of the land that is proposed to be transferred to Delta is the 12.9 ha (31 .9 ac) 
parcel located on the east side of Boundary Bay Road, which borders the southern 
portion of the Boundary Bay Regional Park. If the proposal is approved and the land 
transferred to Delta, then Delta would consider giving this parcel to Metro Vancouver 
to help increase the overall size of the Boundary Bay Regional Park and provide 
additional land to be used for conservation and/or recreation. 

• The entire Southlands site is currently designated Agricultural in the Regional 
Growth Strategy and Delta 's Official Community Plan, is zoned A1 Agriculture and 
could therefore be cleared at any time to use for farming purposes. If the portion of 
the South lands site on the east side of Boundary Bay Road was given to Delta, the 
Official Community Plan designation of the property is proposed to be changed to 
Environmentally Sensitive Area 3. Permitted uses in this designation include 
passive recreation and education activities oriented to an appreciation of the natural 
environment, and preserving or managing wildlife habitat. 

4. Commentary from Council 

The minutes of the Special Meeting of Council on November 8, 2013 are provided in the 
referral package, and include detailed comments from all Council members. Please note 
that the full statements of all members of Council can be viewed by watching the enclosed 
video recording of the Special Meeting proceedings . 

The following provides a brief summary of some of the comments that were made by 
Members of Council during the Special Meeting in consideration of this application: 

• The application presents an unbelievable deal for agriculture in Delta. The subject 
property has become fallow and overgrown with blackberries, thistles and trees. At 
the Public Hearing, a local farmer showed pictures of crops that he lost to flooding in 
2013 on farmland that is part of the subject property. The $9 million contribution from 
the developer would improve the ditching, drainage and the farmland . 

• Approval of the application means certainty for the site. As 80 percent of the land 
would be donated to Delta, the usage of the land is ensured through public control . 

• The proposal adheres to Delta's values, which include preservation of environment, 
food security, connectivity and wellness, harmony, and excellence, with 950 
proposed homes and the remaining 80 percent of the land to be given to Delta in 
perpetuity. An opportunity like this will not come again in our lifetime. 

• With reference to Official Community Plan Amendment (Regional Context 
Statement) Bylaw No. 7167, it was suggested that alterations to regional land use 
designations would be offset by environmental and agricultural benefits for the 
region . 
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The following provides a brief summary Clf some of the comments that were made by 
Members of Council during the Specia l Meeting in consideration of this application: 

• The application presents an unbelievable deal for agriculture in Delta. The subject 
property has become fallow and overgrown with blackberries, thistles and trees. At 
the Public Hearing, a local farmer showed pictures of crops that he lost to flooding in 
2013 on farmland that is part of the subject property. The $9 million contribution from 
the developer would improve the ditching, drainage and the farmland . 

• Approval of the application means. certainty for the site. As 80 percent of the land 
would be donated to Delta , the usage of the land is ensured through public control. 

• The proposal adheres to Delta's values, which include preservation of environment, 
food security, connectivity and wellness, harmony, and excellence, with 950 
proposed homes and the remaining 80 percent of the land to be given to Delta in 
perpetuity. An opportunity like this will not come again in our lifetime. 

• With reference to Official Community Plan Amendment (Regional Context 
Statement) Bylaw No. 7167, it was suggested that alterations to regional land use 
designations would be offset by environmental and agricultural benefits for the 
reg ion . 
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• There is a long history of development proposals on the subject property. Each time 
an application was denied, the subsequent proposal presented to Council and the 
community was improved. The current application is the best compromise and the 
best thing for the community. 

• There are many residents who feel that there should be no compromise; however, 
the only way to have certainty on this land is for it to come into public ownership. 

• There is a desire to have a balance and compromise for the property and find an 
option with the greatest benefit to Delta. 

• Developer proposal to donate 80 percent of the property to the public domain in 
order to have development on the remaining piece is unprecedented. 

• It is important to not just save the land but also the farmer. The opportunity to save 
this much agricultural land is rare. The proposed donation of 80 percent of the 
parcel to the Municipality for agricultural use is one of the most astounding proposals 
ever seen . 

• Should the application be approved by both Delta Council and the Metro Vancouver 
Board, Council will be requested to take the necessary action to have the donated 
agricultural land under Delta's purview put back in the Agricultural Land Reserve. 

One Councillor did not support the proposal and voted in opposition . She referenced 
information from Metro Vancouver indicating that there is sufficient residential capacity to 
meet the region's needs within the defined Urban Containment Boundary. She also cited 
concerns regarding development on agricultural land, development on a floodplain , and the 
Phased Development Agreement among other items. 

5. Supporting Information 

In forward ing this application to Metro Vancouver, we have prepared a comprehensive 
package that contains all of the information noted in Attachment D, including staff reports to 
Council , minutes of Council meetings and the Public Hearing , a video recording of the 
Special Meeting on November 8, 2013, technical reports, comment sheets from Public 
Information Meetings held by Century Industries Ltd. and The Corporation of Delta , 
correspondence submitted to staff and correspondence to Mayor and Council regarding the 
South lands application received from October 3, 2011 (date of Official Community Plan 
Amendment application) until 12:00 p.m. (noon) on November 7,2013 (deadline for written 
submissions for the Public Hearing) including individual pieces of correspondence (letters 
and emails). formlettersandpetitions.ltwasCouncil.sdirection that this correspondence 
going back to the initial date of the application to Delta be provided to Metro Vancouver . 

• 
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There is a significant amount of information included in the referral package, and there 
are many details and components to this request to amend the Regional Growth 
Strategy. Delta staff will therefore be making a request, through Metro Vancouver's 
Board Secretariat and Corporate Information Department, to appear as a delegation 
and speak to the following Metro Vancouver Committees: 

• Greater Vancouver Regional District (Metro Vancouver) Board ; 
• Mayors Committee; 
• Environment and Parks Committee; and 
• Regional Planning and Agriculture Committee, 

as well as staff Technical Committees. We feel that these presentations would be very 
valuable as they would allow for an overview of the application to be provided to the 
Board and the Committees, and Delta staff would also be available to answer questions. 

Delegations to Metro Vancouver Boards and Committees are normally given a 
maximum of five minutes to present. We respectively request that Delta staff be 
provided with 15 minutes for each of these presentations in order to provide a more 
comprehensive overview of various components of this proposal. 

7. Conclusion 

As part of the Metro Vancouver process, my staff would welcome the opportunity to meet 
with Metro Vancouver staff and make presentations to the Metro Vancouver Board and 
Committees at the appropriate times. Please do not hesitate to contact Delta's Chief 
Administrative Officer, Mr. George V. Harvie, at 604-946-3212, or Delta's Director of 
Community Planning and Development, Mr. Jeff Day at 604-946-3381, should you require 
any additional information. 

Yours tr Iy, 

ois E. Jackson 
Mayor 
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A. Copy of Official Community Plan Amendment (Regional Context Statement) 
8ylaw No. 7167 certified correct at third reading 

B. Proposed Regional Growth Strategy Land Use Designations as well as Portions of 
Subject Site to be Added to the Urban Containment Boundary 

C. Regional Factors to Consider for the Proposed Regional Growth Strategy Amendments 
D. List of Information Included in Referral Package to Metro Vancouver 

cc: Metro Vancouver Board of Directors 
Delta Council 
George V. Harvie, Chief Administrative Officer 
Jeff Day, Director of Community Planning and Development 
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THE CORPORATION OF DELTA 

BYLAW NO. 7167 

A Bylaw to amend "The Corporation of Delta 
Official Community Plan Bylaw No. 3950, 1985" 

Attachment A 
Page 1 of 2 

WHEREAS the Council of The Corporation of Delta has adopted an Official 
Community Plan pursuant to Section 876 of the Local Government Act: 

NOW THEREFORE, the Municipal Council of The Corporation of Delta in open 
meeting assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "The Corporation of Delta Official 
Community Plan Bylaw No. 3950, 1985 Amendment (Regional Context 
Statement Amendment for Southlands Properties - LU006390) Bylaw No. 
7167, 2013" . 

2. Schedule A of "The Corporation of Delta Official Community Plan Bylaw No. 
3950, 1985", as amended , is hereby further amended by deleting, from Section 
1.8 Regional Context Statement, the Regional Context Statement Map, and 
inserting in its place the Regional Context Statement Map in Schedule 7167-1 . 

READ A FIRST time the 

READ A SECOND time the 

29th day of July, 2013. 

29th day of July, 2013. 

PUBLIC HEARING held the 28th
, 29th and 30th day of October 

and the 1st, 2nd and 8th day of November, 2013. 

READ A THIRD time the 8th day of November, 2013. 

FINALLY CONSIDERED AND ADOPTED the day of , 201 . 

Lois E. Jackson 
Mayor 

Sandra MacFarlane 
Acting Municipal Clerk 
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THE CORPORATION OF DELTA 

BYLAW NO. 7167 

A Bylaw to amend "The Corporation of Delta 
Official Community Plan Bylaw No. 3950, 1985" 
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Page 1 of 2 

WHEREAS the Council of The Corporation of Delta has adopted an Official 
Community Plan pursuant to Section 8715 of the Local Government Act: 

NOW THEREFORE, the Municipal Council of The Corporation of Delta in open 
meeting assembled , ENACTS AS FOLLOWS: 

1. This Bylaw may be cited for all purposes as "The Corporation of Delta Official 
Community Plan Bylaw No. 3950, 1985 Amendment (Regional Context 
Statement Amendment for SOlUthlands Properties - LU006390) Bylaw No. 
7167, 2013" . 

2. Schedule A of "The Corporation of Delta Official Community Plan Bylaw No. 
3950, 1985", as amended, is hereby further amended by deleting , from Section 
1.8 Regional Context Statement, the Reg ional Context Statement Map, and 
inserting in its place the Regional Context Statement Map in Schedule 7167-1 . 

READ A FIRST time the 

READ A SECOND time the 

29th day of July, 2013. 

29th day of July, 2013. 

PUBLIC HEARING held the 28th
, 29th and 30th day of October 

and the 1st, 2nd and 8th da,y of November, 2013. 

READ A THIRD time the 8th day of November, 2013. 

FINALLY CONSIDERED AND ADOPTED the day of , 201 . 

Lois E. Jackson 
Mayor 

Sandra MacFarlane 
Acting Municipal Clerk 
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REGIONAL GROWTH STRATEGY 
LAND USE DESIGNATIONS 

Existing Regional Growth Strategy Land Use Designations for Southlands Properties 
The existing Regio nal Growth Strategy Land 
Use Designations for the Southlands site and 
surrounding prop~rti~s are shown on Map I at 
right. The entire 217.5 h. (537.5 ac) Southland, 
site has an ex isting Regio na l G rowth Strategy 
Land Use Designation of " Agricultural". 
Descr iptions of the Regional Land Use 
Des ignations are provided below. 

• I 
c =------r ... ~ 

--' 

Proposed Regional Growth Strategy Land Use Designations for Southlands Properties 
The Regional Land Use Designit ions proposed for 
the Southlands site include "Agriculcural", "General 
Urban" and "Conservation & Recreation", as 
shown o n Map 2 at right. Descriptions of the 
Regional Growth Strategy Land Use DeSignatiOns 
3re pro .... ided below. 

Som e of the lands within the proposed "General 
Urban" area are prcposed [0 be used for parks 
itnd recreatio nal uses; however. [hey are not 
cons idered [0 be regio nally significant green space , 
The Market Square area 15 proposed to be 
deSignated "General Uroo,n", 

Table I below provides a breakdown of the 
diffe re nt Regional Growth Strategy Land Use 
Designations proposed by area and percentage of 
the Southlands site . 

TDblt I. Brto.kdown of Prtlpcted R.el'one/ Grtlwth StnJtelY Lend 1JJf: OesllnotJonJ for 5\1bj'cct ProptrtJu byA ... " .. '$ I"~ on • "c:entap • an • 
A,",",,",,,, I liS 6 tu 1 2BS.7 It Sl ii" 
C;;;-raT I.i;ban 147.5 Ie 

I 
11.~~ n.1 hi i 

COl1S!!"!itlo.!'.!' ~~crc~tic!' 1 .u .. I IO'iJ. Ie: 

j ".~" 
Toal 211.SI\a S11.5 K .00. 

- -....-. _U_ I"f'" 
' .. root .. ,. N __ ,.....-

c.o.-'- ' '''''''_III"" oil, .. ! ... , ... ...... ." 1111 ... ~ loq 

, .... ..... . 1111 .... 1"1 • .-' 

te 

1 
P\u1e nole tNt the 12.9 hi (31.9 Ie) portion or the Southland' t.!t ll! on che Ult side or 8ound~ry 8;q R.ol d t outd be added 
to the Boundary Bay Rtl10nal Pifko subj(!ct tc furthtr dlICun lon wIth MeD'"OVll neO\M!r. 

Descriptions of Regional Land Use DeSignations 

Urban Land Use Designation 

General Urban 
Gtnercl umn areu ~fe intended for rerldeoaal 
MI,nbolrlloods and tel1t(W:J, and ~111 supporu:f by 
shopping. seNk:es. lnsctlidor1J, r~dol1al ~dities and 
~lrlu. WiChi'I Genet'll Urban areas. h1V.II!r dtl"'.s:f)' trIp
lenentlni development is to btl dirttted to Urban 
CentT1!s and frequtntTrans~ D~opmen(Arw, 
Genenl Urbanku5 are Intendt::d to emptw:t.r:e plau 
rmk~ til er~<I ;rul:lIk JUm. and promOte t:'anslt· 
ol1t1\ted com&Jnides. ~ a;anslt. mul~le-ocet.ipvq 
vehicles. cyd,. and Wl!U'tf are the pt'eferTed modes of 
..... pcn2tIM 

Non-Urban Land Use Designations 

Agricultural 
.A.crltlAnr,II.,....s lrl I,...nded prlmOll'I~ for qr1ClJ.n.n1 VSU, fadlitltll and fUPPortJn& services w1t.h an Itnphasls on 
food prndi.lttlcn wlle f"e Ippropriate TheSf: are.as rtlnfon:t pl'tlvhcla.l afld 1001 obJl! ctfote.s t/) pr"Ouott tI1e 'zritul~J 
land bllse of die reJlon 

COFls~rvotion and Recreation 
CQNl!f'VlltIOn .ncl RtO'u don Jrtu n Intended LO prou:t t sf{f'1lflClnt eeologlnl and recnu lon olSU.ts, lndudlnr 
drlnkfnl wat~sh,d1.comlrvl[lon Ir lu, wildlife manl~tilt If'tH and Icoloatelll rlllrvU, fort:&tS, w .. t\lnds, 
riparlvl corridors, milo" p.rIu and r.a'"ntion aren ski ~h and oth.r tourist l'UCr'f:!atlon V"eU. 

Th is is a copy of an attachment to the staff report dated July 18, 2013 which shows the exist.ng and 
p roposed Regional Growth Strategy Land Use Designations for t he South lan ds Properties. 
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REGIONAL GROWTH STRATEGY 
LAND USE DESIGNATIONS 

Existing Regional Growth Strategy Land Use Designations for South lands Properties 
The exis ting Regional Growth Strategy Land 
Use Designations (or the Southlands site and 
surrounding properties are shown on Map I at 
r ight. The e ntire 21 7.S h, (537.S ac) Southland, 
site has an existing Regiona l Growth Strategy 
Land U!'oe Designation of"Agrlcultural". 
Descriptions of the Regiona l Land Use 
Designations are provided below 
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Proposed Regional Growth Strategy Land Use Designations for Southlands Properties 

The Regional Land Use Designations proposed for 
the Southlands site include "Agricultural", "General 
Urban" and "Conservation & RecrC!ation". as 
shown on Map 2 at right. Descriptions o f the 
Regio nal Growth Strategy La nd Use DesignatiOns 
are pro .... ided below. 

Some o f the lands within the proposed IlGeneral 
Urban" area are prcposed to be used for parks 
i'nd recreational uses; howe .... er. they are not 
considered co be regionally Significant green space 
The Market Square area Is proposed to be 
deSignated "General Uroon", 

Table I below pro .... ldes a breakdown of the 
different Regional Growth Strategy Land Use 
Deslgnatlons proposed by area and percentage of 
the Southlands site , 
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This is a copy of an attachment to the staff report dated July 18, 2013 which shows the exist.ng and 
proposed Regional Growth Strategy Land Use Oesignations for the South lands Properties. 
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REGIONAL GROWTH STRATEGY 
PROPOSED AMENDMENTTO 

URBAN CONTAINMENT BOUNDARY 

Land Proposed to be Included in the Urban Containment Boundary 

1 ' 

1 AVE ,I 

:- ~ 

Subject 1 
Properties, 

t • 

:liI_Ii .... U - - - - - - - - - - - .. - - - ~ ~:z.,.-;~~~;;ts' uSA 

Land Proposed to be Included in the Urban Containment Boundary 
59.7 ha (147.5 ac) 

rill Existing Urban Containment Boundary 

Currently, the Regional Growth Strategy includes it 

regionally defined Urban Conuinment Boundary, which is 
intended to establish it stable.long4 term regionally defined 
area for urban development. The Regional Growth 
Strategy notes that the establishment of the Urban 
Containment Boundary will reinforce the protection of 
agricultural. conservation and rural areas, and provide 
predictability for locating urban uses , maJor transportation 
and infrastructure investment. 

The entire Southlands site currently has a Regional Land 
Use DesIgnation o("Agricultural" and is located outside of 
the regionally defined Urban Conta inment Boundary. As 
part of the Southlands application, it is proposed that 
59.7 h. (147.S ac) of'ho 217,5 h. (537.4 ac) Southland, 
site be Included in the Urban Containment Boundary. The 
areas that are proposed to be Included in the Urban 
Containment Boundary include an 8.7 ha (21 .~ ac) area on 
the west 'Ide of 'he Southland, 'ite. and a 51 ha (126 ac) 
area on the east sIde o f the site, Including the Market 
Square area 

,// ... 
.. C Ext.ung Urban Ccntaln.ment Boundary 

ThIS is a copy of an attachmen t to the staff report dated Ju ly 18, 2013 which shows the existing Urban 
Containment Boundary and the proposed amendments t o the Urban Containment Boundary. 
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REGlaNAl GROWTH STRATEGY 
PROPOSED AMENDMENTTO 

URBAN CONTAINMENT BOUNDARY 

Land Proposed t() be Included in the Urban Containment Boundary 
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Land Proposed to be Included in the Urban Containment Boundary 
59.7 ha (147.5 ac) 

Existing Urban Containment Boundary 

Currently. the Regional Growth Strategy includes a 
regionally defined Urban Containment Boundary, which is 
Intended to establish a stable.long·term regionally deftned 
area. for urban development. The Regional Growth 
Strategy notes thill the establishment of the Urban 
Containment Boundary will reinforce the protection of 
agricultural, conservation and rural areas, and provlde 
predictability for locating urban uses , maJor transportation 
and infrastructure investment. 

The entire Southlilnds site currently tus a Regional Land 
Use DeSignation o("Agrlcultural" and is located outside of 
the regionally defined Urban Containment Boundary. AJ 
part of the Souchlands application. it Is proposed that 
59.7 ha (147.5 ac) of the 217,5 h. (537.4 ac) Southlands 
site be Included In the Urban Containment Boundary. The 
areas that are proposed to be Included in the Urban 
Containment Boundary include an 8.7 ha (21.~ ac) area on 
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/ 

~----,-~~----~ 

ThiS is a copy of an attachmen t to the staff report dated July 18, 2013 which shows the exIsting Urban 
Con tai nment Boundary and the proposed amen dments to the Urban ContaInment Boun dary. 
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Regional Factors to Consider for the Proposed Regional Growth Strategy 
Amendments for the Southlands Application: 

The subject properties are currently designated Agriculture in the Metro Vancouver 
Regional Growth Strategy, and are located outside of the regional Urban Containment 
Boundary. At the time that the Regional Growth Strategy was being drafted, municipalities 
were requested to identify regional designations for lands within their boundaries. As 
Delta's Official Community Identified the lands as agricultural, a regional agricultural 
designation was selected. 

The following section responds to comments received by Metro Vancouver when the 
application was referred to them in 2011 and 2012. Should the application proceed , 
Council would at a later date need to consider a resolution to request amendments to 
the Regional Growth Strategy. At that time staff would prepare a more comprehensive 
overview of the application with reference to the Regional Growth Strategy goals, 
objectives and strategies. 

i) Impact on Compact Region Objectives 
Metro Vancouver noted that the subject site is located outside of the Regional 
Growth Strategy Urban Containment Boundary. They noted that sufficient 
residential capacity to meet the region's needs is available within the Urban 
Containment Boundary, and asked Delta to explain why an expansion of the Urban 
Containment Boundary is necessary and how the expansion will help achieve Goal 1 
of Creating a Compact Urban Area . 

While the subject site is outside of the Urban Containment Boundary. it is located 
within one of Delta's three urban communities and separated from the majority of 
Delta's agricultural lands. The area that is proposed to be developed on the west 
portion of the site has existing residential development to the north, south and west 
of it. The area that is proposed to be developed on the east portion of the site is in 
close proximity to residential development in Boundary Bay, which is located to the 
east of the subject site. The road and transit network traverse through this site 
because of its central location within the community. 

While this proposal would result in increased urban area within the Urban 
Containment Boundary, Tsawwassen would remain a compact urban area. The 
proposed development would provide an opportunity to make Tsawwassen a more 
complete community by providing more housing options for diverse needs and more 
population to support commercial uses and employment in this local centre. 

The proposed development would also create the opportunity to strengthen the 
connection between the urban and agricultural communities and emphasize the 
importance of agriculture, given the significant agricultura l component of this 
proposal. 
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Ii) Impact on agricultural land base and agriculture economy of the region 
Metro Vancouver noted that Strategy 2.3 of the Regional Growth Strategy focuses 
on protecting the existing supply of agricultural land and promoting agricultural 
viability, and asked Delta to explain how these objectives will be met. 

The entire Southlands site is designated Agricultural in the Regional Growth 
Strategy and Delta's Official Community Plan and zoned AI Agriculture. 

As part of the application, the owner is proposing to give Delta approximately 80 
percent of the site, including 110 ha (274 ac) of land that wou ld be zoned AI 
Agricu lture. If the application is approved and the lands become publicly owned, the 
Municipality has identified objectives to ensure the lands are in active agricultural 
use and farmed in a sustainable manner. The lands have not consistently been 
actively farmed in the past. 

The proposal includes promoting agricultural viability by enhancing the agricultural 
capability of the land . Specifically, the owner is proposing to provide a $9 million 
amenity contribution to Delta , to be put in a special reserve for the sole purpose of 
improving drainage and providing irrigation to improve and sustain the agricultural 
capability of the agricultural land that is proposed to be dedicated to Delta. 

The owner is proposing to lease 18.7 ha (46 ac) of the agricultural land from Delta, 
and to enter into an agreement to establish a Delta Community Farm District on 
these lands. The owner would maintain and provide agricultural programs and 
subleases to activate agriculture and demonstrate the viability of the Delta 
Community Farm District within the lease area. The agricultural land that the owner 
proposes to lease from Delta is located immediately west of the main development 
area for the South lands site and wi ll be closely linked to the development and 
proposed Market Square, community garden and new farm support build ing. 

The remain ing 91 .3 ha (228 ac) of agricultural land to be given to Delta is proposed 
to be leased to farmers. The majority of the land is proposed to be leased for larger 
scale soil-based farming. Farm lease holders would be required to implement and 
Environmental Farm Plan and adopt Beneficial Management Practices that enhance 
agricultural sustainability and contribute to a cleaner, healthier environment . Delta 
would also work with farm lease holders and the Delta Farmland & Wildlife Trust to 
identify and implement stewardship programs for the long-term benefit of the land 
and wild life. 

iii) Impact on Regional Parks 
Metro Vancouver staff noted that the subject site is adjacent to Boundary Bay 
Regional Park, and asked Delta to assess impacts on recreation and conservation 
values of the park. 

The owner is proposing to transfer approximately 80 percent of the subject site to 
Delta , Including the 12.9 ha (31 .9 ac) parcel located on the east side of Boundary 
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Bay Road, which borders the southern portion of the Boundary Bay Regional Park. 
If the proposal is approved and the land transferred to Delta , then Delta would 
consider giving this 12.9 ha (31 .9 ac) parcel to Metro Vancouver to help increase the 
overall size of the Boundary Bay Regional Park and provide additional land to be 
used for conservation and/or recreation. Further discussion between Delta and 
Metro Vancouver would be required on this matter. 

The portion of the South lands site that is proposed to be developed for housing and 
commercial uses is all located on the west side of Boundary Bay Road , away from 
the Boundary Bay Regional Park. This would help to minimize the impacts of the 
proposed development on the recreation and conservation values of the park. 

The entire South lands site is currently designated Agricultural in the Regional 
Growth Strategy and Delta's Official Community Plan , is zoned A1 Agriculture and 
could therefore be cleared at any time to use for farming purposes. If the portion of 
the South lands site on the east side of Boundary Bay Road was given to Delta, the 
Official Community Plan designation of the property is proposed to be changed to 
Environmentally Sensitive Area 3. Permitted uses in this designation include 
passive recreation and education activities oriented to an appreciation of the natural 
environment, and preserving or managing wildlife habitat. 

iv) Impact on demand for regional services (utilities, transit and roads) 
The January 5, 2012 letter from Metro Vancouver noted that the subject site is within 
the Fraser Sewerage Area. Metro Vancouver requested further details on volumes 
and loadings to determine if there will be an impact on existing and future Sanitary 
Sewer Overilows within the regional collection system. 

Delta has no defined Sanitary Sewer Overilow (SSO) points. In general, Delta's 
sanitary sewer system is well-contained . 

Accord ing to the Engineering Servicing Executive Summary by Aplin & Martin for the 
Southlands dated September 21, 2013, the total sanitary flow would be 43.1 I/s, 
which is included in the Official Community Plan build-out flows for Tsawwassen. 

G.ICURRENT DEVELOPMENNU FILESILU006ILU006390ICOUNCILUULY 29 2013 REPORT1'ST&2NDREADINGSREPORT 
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Item Binder Number 
1. Cover Letler to Chair Moore from Mayor Lois E. Jackson dated 1 

January 14 2014 with 4 Attachments 
2. Comment Sheets from Century Group's Public Information Meetings on 2 

May 12 and 15 2012 
3. Comment Sheets from The Corporation of Delta's Public Information 3 

Meeting on October 25 2012 
4. Southlands Correspondence (to Mayor and Council) from October 3, 4 (A) (B) (C) 

2011 up to and Including November 16 2012 
5. Southlands Correspondence (to Staff) from October 3, 2011 up to and 5 

InciudingNovember16 2012 
6. Southlands Petitions Received up to and Including 6 

November 16, 2012 
7. South lands the Facts Form Letters 7 
8. Comment Sheets from The Corporation of Delta 's Public Information 8 

Meeting on Mav 30 2013 
9. South lands Correspondence (to Mayor and Council) from November 17, 9 

2012 up to and Including June 14 2013 
10. Southlands Correspondence (to Staff) from November 17, 2012 up to and 10 

Including June 14, 2013 and Comment Sheets from The Corporation of 
Delta's Public Information Meeting on October 25, 2012 Submitted After 
November 16 2012 

11 . Southlands Correspondence from June 15, 2013 to Julv 29 2013 11 
12. Public Hearing: Southlands Correspondence (Received after 12 (A) (B) (C) (D) 

July 29 2013 up to 12:00 pm (noon) on November 7 2013) 
13. Council Reports and Minutes 13 (A) (B) 

a) Report considered by Council on July 29, 2013 (Item F.01) 
b) Report considered by Counci l on October 7, 2013 (Item E.OO) 
c) Memo to Council for Publ ic Hearing on November 8, 2013 
d) Report considered by Council on November 8, 2013 

(Item A.01) 
e) Minutes of Public Hearing on October 28, 29, 30 and 

November 1, 2 and 8, 2013 
f) Minutes of Special Meeting on November 8, 2013 
Q) Video Recording of Special Meeting on November 8 2013 

14. Consultant Reports and Studies (not attached to Council reports) 14 
a) South lands Master Plan Transportation Review by Bunt and 

Associates - May 14, 2013 
b) Environmental Baseline and Impact Assessment by Robertson 

Environmental Services Ltd. - September 2012 
c) Delta Community-Based Farm District: Planning South lands as a 

Regionally Significant Model for Metro Vancouver, by Tara Moreau 
and Kimberley Hodgson - October 2012 

d) Southlands Public Design Charrette Assessment of Archaeological 
Concerns by Arcas Consulting Archaeologists Ltd . - April 30, 2008 

.. 
Note . Additional information and documents relating to the South lands application, including 

copies of presentations, can be found on Delta 's website at www.delta.ca/southlands. 
g:\current developmenl\Ju files\luOO6\lu006390\councll~an 13 2014 report\attachment d metro vancouver binder list of Information 
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"7 ....... 4 .. metrovancouver 

~ 4330 Kingsway, Burnaby, Be, Canada V5H 4GB 604-432-6200 

January 5, 2012 

Mr. Mike Ruskowski, Senior Planner 
The Corporation of Delta 
4500 Clarence Taylor Crescent 
Delta, BC V4K 3E2 

Dear Mr. Ruskowski: 

www.metrovancouver.org 

Metropolitan Planning, Environment and Parks 
Tel: 604-432-6375 Fax: 604-436-6970 

File: CR-07-01-DEL 

Re: Proposed Official Community Plan Amendment for the Southlands Properties 

Thank you for your request for comments on the Proposed Official Community Plan 
Amendment for the Southlands Properties. These are preliminary staff comments only at this 
stage. 

Your report notes that the subject lands are designated Agriculture in Delta's Official 
Community Plan. Your report also notes that an amendment to the Regional Growth Strategy 
(GVRD Bylaw No.1136, 2010) is required as the subject lands are located within the regional 
land use designation of Agricultural. An amendment to Delta's Regional Context Statement is 
also required. We note that the proposal is to amend a portion of the site from the regional 
land use designation of Agricultural to the regional land use designation of General Urban to 
accommodate approximately 950 housing units on 43.4 hectares. Additional amendments to 
the regional Agricultural designation may be required to accommodate Conservation and 
Recreation uses. 

If Council wishes to proceed with this application, when submitting Regional Context 
Statement and Regional Growth Strategy amendments to the Metro Vancouver Board please 
consider the following regional factors: 

1) Impact on compact region objectives: The subject site is located outside of the 
Regional Growth Strategy Urban Containment Boundary. Noting that sufficient 
residential capacity to meet the region's needs is available within the Urban Containment 
Boundary, please explain why an expansion of the Urban Containment Boundary is 
necessary and how the expansion will help achieve Goal 1 of Creating a Compact Urban 
Area. 

2) Impact on agricultural land base and agriculture economy of the region: Strategy 
2.3 of the Regional Growth Strategy focuses on protecting the existing supply of 
agricultural land and promoting agricultural viability. Please explain how these objectives 
will be met. 

3) Impact on regional parks: The subject site is adjacent to Boundary Bay Regional Park. 
Please assess impacts on recreation and conservation values of the Park. 
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4) Impact on demand for regional services (utilities, transit and roads): The subject site 
is within the Fraser Sewerage Area. As the council report provides only preliminary 
information, we will need further details on volumes and loadings to determine if there 
will be an impact on existing and future SSO's within the regional collection system. 
We assume TransLink will be commenting on impact on roads and transit services. 

Please contact me at 604-436-6850 (Christina.DeMarco@metrovancouver.org) if you have 
any questions. 

Yours truly, 

Christina DeMarco 
Regional Development Division Manager 

CD/ms 

5605735 
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GREATER VANCOUVER REGIONAL DISTRICT 

REGIONAL GROWTH STRATEGY AMENDMENT BYLAW NO. 1203, 2014 
 

A Bylaw to Amend  
Greater Vancouver Regional District Regional Growth Strategy Bylaw No. 1136, 2010. 

 
WHEREAS the Board of the Greater Vancouver Regional District adopted the Greater Vancouver 
Regional District Regional Growth Strategy Bylaw No. 1136, 2010 on the 29th day of July, 2011; 
 
NOW THEREFORE, the Board of the Greater Vancouver Regional District in open meeting assembled 
ENACTS as follows: 
 
1. The “Greater Vancouver Regional District Regional Growth Strategy Bylaw Number 1136, 2010” 

is hereby amended by re-designating parts of the subject site from Agricultural to General 
Urban, extending the Urban Containment Boundary to encompass the General Urban area and 
re-designating other parts from Agricultural to Conservation and Recreation, as shown in 
Schedule A of this Bylaw. 

 
2. The official Citation for This bylaw is “Greater Vancouver Regional District Regional Growth 

Strategy Amendment Bylaw No. 1203, 2014” This bylaw may be cited as “Regional Growth 
Strategy Amendment Bylaw No. 1203, 2014.” 

 
 
 
Read a First time this    _____________               day of  ________________________   , 2014. 
 
Read a Second time this    ____________            day of  ________________________   , 2014. 
 
Public Hearing held   ___________________       day of _________________________  , 2014 
 
Read a Third time this    _____________              day of  ________________________   , 2014. 
 
Reconsidered, Passed and Finally Adopted this    __________      day of ___________   , 2014. 
 
 
 
                                                                                 
_____________________                                                           _________________________ 
Paulette A. Vetleson                                                                      Greg Moore 
Corporate Officer                                                                           Chair 
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Schedule A - Map of Subject Site 
RGS Land Use Designation and Urban Containment Boundary Amendments 
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May 15, 2013 

Mayor and Council 
The Corporation of Delta 
4500 Clarence Taylor Crescent 
Delta, BC V4K 3E2 

BRITISH 
COLUMBIA 

RE: Delta Community Based Farm District - PlanDiIIg Soutbluds as a RegionaOy 
Sipifi"aot Model for Metro Vanwuver 

Dear Mayor Jackson and Council: 

It has come to our attention that the report titled. De/to CQmmunil;y-Based Farm District
Planning Southlands as a Regionally SignijicantModel far Metro Vancouver (CBFD) has been 
submitted as part of the Southlands OCP amendment and re-zoning application currently 
under consideration by the Corporation of Delta. 

While the Southlands is not in the Agricultural Land Reserve, and therefore Delta is not 
required to seek Minister of Agriculture approval for bylaws affecting this area, we would 
like to inform Delta of our concerns about the report, since it is largely based on 
calculations from Ministry documents. 

In the covering letter from Century Group that accompanied the report, the applicant 
stated that the report's purpose was to articulate the specifics of how Southlands "can be 
activated towards the Community-Based Farming Model.· However, we feel that the report 
does not include sufficient. reliable information on which to base this slgnlficant planning 
decision. We have discussed these concerns with the report's authors. 

Our primary concerns about the report are listed below. A more detailed list of concerns is 
contained in Schedule A. 

First, the report does not include enough details regarding soils. suitable crops, and 
drainage and irrigation improvements needed at the site. The CBFD report authors have 
indicated that their client requested that they assume that drainage and irrigation needs 
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May 15.2013 

Mayor and COWlcil 
The Corporation of Delta 
4500 Clarence Taylor Crescent 
Delta, Be V4K 3E2 

BRITISH 
COLUMBIA 

File: LU006390 

,WE:. ~% ~.t.A
DEPT: U q.--1 
A ;. 1~: JI(O%~ .• JIL, 
Comments: iZl.'t~ ~ nO o.r -J~ IO( I"?, 

RE: Della Community Bued Farm Distriea - Plannillg SoutbJaDds as II Regionany 
SlgnifiCllnt Model for Metro Vancouver 

Dear Mayor Jackson and Council: 

It has come to our attention that the report titled. Delm Communil;y-8ased Farm District
Planning Southlands as a Regionally Significant Model for Metro Vancouver (CBFD) has been 
submitted as part of the Southlands OCP amendment and re-zoning application currently 
under consideration by the Corporation of Delta 

While the Southlands is notin the Agricultural Land Reserve. and therefore Delta is not 
required to seek Minister of Agriculture approval for bylaws affecting this area. we would 
like to inform Delta of our concerns about the report. since it is largely based on 
calculations from Ministry documents. 

In the covering letter from Century Group that accompanied the report. the applicant 
stated that the report's purpose was to articulate the specifics of how Southlands"can be 
activated towards the Community-Based Farming Model.· However, we feel that the report 
does not include sufficient, reliable information on which to base this slgnlficant planning 
decision. We have discussed these concerns with the report's authors. 

Our primary concerns about the report are listed below. A more detailed list of concerns is 
contained in Schedule A. 

First, the report does not include enough details regarding soils. suitable crops. and 
drainage and irrigation improvements needed at the site. The CBFD report authors have 
Indicated that their client requested that they assume that drainage and irrigation needs 
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would be taken care of. Consequently, the report does not capture the costs associated 
with these items. As the ·Southlands Drainage and Irrigation Assessment" report 
commissioned by the Corporation of Delta shows, drainage enhancements (at a cost of$6 
million) and iITigation improvements (at a cost of$7 million) would be critical to crop 
production. In his covering letter, Mr. Hodgins offered to pay for the installation of drip 
irrigation lines using municipal" water for Phase 1, but there is no mention of paying for: 
drainage improvement costs in Phase 1; the costs of both drainage and irrigation 
improvements in Phases 2 and 3; or the actual costs of the metered municipal water used 
for irrigation in any of the phases. 

Second. the report utilized the Ministry of Agriculture'S Planning for Profit Enterprise 
Budgets to calculate the potential revenue for most of the proposed crop/livestock types. 
These budgets are in 2002 or 2008 dollars and were intended for individual farm planning 
at farms of a certain scale. using conventional production methods and a mix of wholesale 
and direct farm marketing. The report did not adjust the dollar amounts for Inflation. or 
adjust for organic production costs (including higher labour costs) or lower organic yields, 
or for product slippage at 100% direct farm marketing. If these adjustments had occurred, 
the report's "conclusions about the economic viability of these crop/liVestock types would 
have been Significantly different 

Third. the costs for hedgerow planting and maIntenance (which would be incurred by the 
Corporation of Delta in Phase 2 and 3 of the plan) have been Significantly underestimated. 
The report utilized a 2003 California publication and came up with planting costs (for a 4 to 
5 meter wide hedgerow) at $2.36/linearfoot, and operating costs of $O.S2/linear foot 
Costs incurred by the Delta Farmland and Wildlife Trust in planting a 4 metre wide 
hedgerow in 2012 were $43.14/linear foot The Trust's hedgerow maintenance costs are 
also significantly higher than the reported $O.S2/linear foot 

Fourth, we do not support the premise that the public will appreciate agriculture and 
become more involved with it by living adjacent to it, particularly small-scale. organic- plots. 
Farm operations of all types and sizes will almost certainly utilize machinery and manure, 
generating a variety of annoyances for non-farm neighbours including odours and noise. In 
addition. many farms do not welcome the public, for thelt, vandalism. and/or biosecurity 
reasons. Ministry of Agriculture staff Qave years of experience with the agricultural/urban 
edge and our research has found that most people like seeing agriculture from a distance. 
Both farmers and their non-farm neighbors favour a consistent and clear delineation of 
activities. The Ministry's "Guide to Edge Planning" recommends establishing vegetated 
buffers and residential building setbacks to ensure compatibility over time. particularly as 
individual homeowners and farm bUSinesses change. 
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Thank you for taking these concerns into accourit. Please do not hesitate to contact us if you ' 
have further questions about these comments. 

Sincerely, 

Kathleen Zimmerman, M.Sc., P.Ag. 
Regional Agrologist 

Hannah Cavendish-Palmer, M.A 
Land Use Planner 

Cc: Bert van Dalfsen, Manager, Strengthening Farming Program, BC Ministry of 
Agriculture 
Orlando Schmidt, South Coast Manager, BC Ministry of Agriculture 
Tara Moreau, Grow Moreau Consulting 
Kimberley Hodgson, Cultivating Healthy Places 

Attachment 

The Southlands site is not in the Agricultural Land Reserve, and Delta is therefore not 
required to seek Minister of Agriculture approval for bylaws affecting these lands. The 
comments from the Ministry of Agriculture on the report titled, Delta Community
Based Farm District - Planning South lands as a Regionally Significant Model for Metro 
Vancouver have been received for information. It is also noted that the information 
submitted to Delta by the Ministry of Agriculture has also been sent to the authors of 
the report that was prepared for Century Group. 
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Attachment 

The Southlands site is not in the Agricultural Land Reserve, and Delta is therefore not 
required to seek Minister of Agriculture approval for bylaws affecting these lands. The 
comments from the Ministry of Agriculture on the report titled, De/ta Community
Based Farm District - Planning South/ands as a Regionally Significant Model for Metro 
Vancouver have been received for information. It is also noted that the information 
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