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1.0 Introduction 
The District of Kent’s Official Community Plan (OCP) identifies the “teacup” property as 
Residential – Reserve recognizing the property is physically disconnected from the Agricultural Land 
Reserve (ALR) and its proximity to existing services within the Agassiz townsite.  Policy statements 
within the OCP clarifies the status of this site, being the only lands within the District designated 
Residential – Reserve.  The preparation of a comprehensive Neighbourhood Plan is required prior 
to any development occurring on the site and prior to formal application to the Provincial 
Agriculture Land Commission (ALC) to remove the property from the ALR.  The purpose of the 
Residential – Reserve designation in the OCP is to prepare for future residential expansion within 
Agassiz, once the supply of land that is suitable for development has been almost exhausted. 

The District of Kent Council believes the preparation of a Neighbourhood Plan is timely as 
residential land development opportunities within the Agassiz townsite are being consumed at an 
accelerated rate.  As a result, District Council engaged UMA Engineering Ltd. to undertake a 
process to formulate a Neighbourhood Plan for the “teacup” property, captioned the Gateway 
Neighbourhood Plan. 

During the preparation of the OCP in 2001, the ALC deferred further consideration to expand 
residential development on the “teacup” property pending more detailed review of issues raised in 
relation to the Regional Growth Strategy.  The Regional Growth Strategy prepared by the Fraser 
Valley Regional District is currently being considered for bylaw adoption by the Regional District 
Board. 

1.1 Policy Framework 
A Neighbourhood Plan compliments the Official Community Plan by providing an opportunity to 
review a number of subjects concerning land development in more detail than the OCP.  The 
Neighbourhood Plan process also affords the public with an opportunity to have a greater say in 
how the property is utilized prior to submission of any rezoning applications. 

Policies that are specific to the Neighbourhood Plan have been highlighted to facilitate reference.  
These policies appear under appropriate headings throughout the text, and will reflect formal 
Council policy once adopted by District Council.  They are also summarized in Appendix A.  The 
balance of the text is intended to provide context and background information.  The text is 
supplemented with a series of maps, which also form part of this Neighbourhood Plan. 
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1.2 Planning Context 
The Gateway Neighbourhood Plan encompasses lands located immediately adjacent to the Agassiz 
townsite bounded by McDonald Road North, Highway # 9 and the Agassiz Bypass.  The plan also 
includes a small (0.46 hectare) parcel located at the juncture of Highway # 9 and the Agassiz Bypass 
on the south side (opposite side) of the Agassiz Slough.  The Neighbourhood Plan boundaries are 
depicted on Map 1 – Existing Land Use and Ownership. 

1.3 Planning Process 
UMA Engineering Ltd. was retained by the District of Kent in March, 2004 to prepare a 
Neighbourhood Plan.  The planning process used to formulate this neighbourhood plan includes 
discussions and meetings with the major property owner (586611 BC Ltd.), a public open house, 
presentation to District Council and a formal Public Hearing of the neighbourhood plan bylaw. 

Map 1 – Existing Land Use and Ownership 
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2.0 Area Characteristics 

2.1 Current Land Uses 
Current land uses consist of three (3) single family residences on large acreage, and agriculture.  
Approximately 78% of the site is used for production of hay.  There is limited vegetation cover as 
most of the site has been cleared for 
agriculture purposes.  Two existing houses at 
the eastern edge of the study area are heavily 
landscaped with mature vegetation.  All 
existing properties have rural services in 
place.  A small portion of the Agassiz Slough 
intersects the property at the junction of 
Highway # 9 and the Agassiz Bypass.  A 
small parcel (0.46 hectare) is isolated by the 
Agassiz Slough and both highways.  This 
small parcel is currently used for agriculture 
purposes and sale of agricultural products. 

The small acreage located at the north west corner of the study area is zoned single family residential 
(RS-1), while the balance of the neighbourhood plan is zoned agriculture (A). 

Both highways have a significant influence on the property, in terms of isolating the site from the 
balance of agricultural uses within the ALR, as such they form a natural extension to the townsite 
boundary. 

The study area is a flat, mostly vacant piece of land offering spectacular views of Mt. Cheam and 
surrounding agricultural area.  A portion of the site touches Agassiz Slough towards the south.  
Developments should be orientated to maximize the views towards the south, particularly Mt. 
Cheam and surrounding coastal mountains. 
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 McDonald Road North with Mt. Cheam

 

To the north of the study area predominantly single family homes exist on McDonald Road North.  
Of the eighteen (18) parcels adjacent to McDonald Road North, ten (10) front the site (face 
McDonald Road. North), while eight (8) flank McDonald Road North.  A Jehovah’s Witness 
Church and parking lot front McDonald Road North at York Crescent. 

Portion of Study area with Mt. Cheam 
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The local context of the site within Agassiz is shown on Map 2. 

 

Map 2 – Local Context 
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Just outside the boundary of the study area and located within the Highway right of way is an 
impressively landscaped District of Kent sign, welcoming visitors to the community. 

 

 

 

 

 

 

 

 

 
Welcome to District of Kent

 

2.2 Land Tenure 
The ownership and size of parcels within the study area are shown in Table 1 below. 

Table 1 – Land Tenure 

Address Ownership Size (hectares) 

Highway # 9 Gerard Vantol 0.46 
Highway # 9 586611 BC Ltd 0.42 
McDonald Road 586611 BC Ltd 14.10 
7180 McDonald Road John Vanlaerhoven 1.15 
7428 McDonald Road Cornelius Vanlaerhoven 1.93 
Total Study Area  18.06 
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2.3 Surrounding Land Uses 
The “teacup” property is located immediately adjacent to the Agassiz townsite.  Single family 
residential development is the predominant land use in the vicinity of the Gateway Neighbourhood.  
A small park (Westlin Park) is 200 meters to the north, as is a senior citizens centre (Logan Manor).  
Recently a number of strata projects have been developed towards the northeast off Elm Road.  
Adjacent to the study area on the west side of Highway # 9 two strata projects are nearing 
completion.  Village Gate contains 24 strata units with an approximate density of 30 units per 
hectare.  Magnolia Estates has been developed in three phases with an average approximate density 
of 24 units per hectare.  Other recent projects within Agassiz have similar densities. 

Across the Agassiz Bypass to the south and Highway # 9 to the west active agriculture activities 
occur. 

2.4 Existing Policy & Regulations 
The OCP objectives for growth management contain the following statements: 

• Ensure development pays its way and not add to the tax burden; 

• Long-term growth shall be provided on Residential – Reserve designated lands; 

• Support a wide range of housing types and provide a variety of housing choices; 

• Encourage infill development within the Agassiz townsite; 

• Maintain the commercial focus within the downtown core of Agassiz; 

• Provide a protective leavestrip naturally vegetated adjacent to fish-bearing watercourses; and 

• Removal of land from the ALR shall only be considered for properties designated Residential 
– Reserve. 

 
The OCP Policy statement 4-36 identifies criteria to be used when preparing a comprehensive 
Neighbourhood Plan, specifically for the “teacup” property designated as Residential – Reserve.  
The OCP identifies the following to be considered when preparing a Neighbourhood Plan: 

• Current area characteristics, including slope and environmentally sensitive areas (vegetation, 
wildlife, erosion potential, watershed characteristics); 

• Identify housing densities, and a general pattern of subdivision; 

• Proposed local commercial uses, the location of those uses and the approximate sizes; 
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• Transportation links to external areas, and internal links, including vehicle traffic, bicycles, and 
pedestrian movement, as well as, potential transit provision; 

• Required schools, and suggested sites, including acquisition recommendations; 

• Other civic and community uses, such as firehalls, and places of worship: 

• Conservation of areas of natural, scientific, historical or archaeological significance; 

• Required utility infrastructure including community and/or onsite water and sanitary sewer 
systems; 

• A storm water drainage analysis to ensure adequate storm water disposal and maintenance of 
the natural character of watercourses in the area; 

• Proposed open space characteristics, park requirement, acquisition and development; 

• Protective service requirements such as policing, and fire protection; 

• Implementation recommendations including land use allocation and phasing, financing of 
infrastructure improvements, and development and financing of community facilities; and 

• Process for soliciting general community input during preparation of the Neighbourhood Plan. 
 
Policy 4-25 in the OCP requires a high standard of building and site design for multi-family 
development, including strata lot single family development by designating a Development Permit 
Area for new construction.  Intensive Residential Development Permit Area (DPA3) in the Zoning 
Bylaw should apply to all multi-family and strata lot single-family development within the Gateway 
Neighbourhood Plan area. 

Various policies within the OCP reference design guidelines for commercial development within 
Agassiz.  Rather than creating a new Development Permit Area with associated guidelines, it is 
recommended to use the Downtown Revitalization Development Permit Area (DPA4) in the 
Zoning Bylaw for all commercial development within the Gateway Neighbourhood Plan area. 

This Neighbourhood Plan, with its associated policy statements contained throughout the 
document, supports these growth management objectives and the neighbourhood plan criteria 
contained within the OCP. 

Policy 1 
Intensive Residential Development Permit Area (DPA 3) and Downtown 
Revitalization Development Permit Area (DPA 4) shall be extended to include the 
Gateway Neighbourhood Plan area. 
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2.5 Agricultural Land Reserve 
With the exception of the 0.42 hectare parcel currently zoned RS–1 located at the northwest corner 
of the study area, the entire site is located within the Agricultural Land Reserve.  Prior to any 
development occurring on these lands, approval to remove the study area from the ALR will be 
required from the Provincial Agricultural Land Commission (ALC). 

During the preparation of the OCP in 2001, the ALC deferred further consideration to expand 
residential development on the “teacup” property pending more detailed review of issues raised in 
relation to the Regional Growth Strategy.  The Regional Growth Strategy (RGS) prepared by the 
Fraser Valley Regional District (FVRD) is currently being considered for bylaw adoption by the 
Regional District Board.  The RGS designates the study area as ALR/UGB (under negotiations).  
This designation was created by the FVRD to depict local government initiated proposals to the 
ALC to remove lands from the ALR in order to allow expansion of the Urban Growth Boundary 
(UGB).  

Policy 2 
District of Kent Council supports the removal of the “teacup” property from the 
Agriculture Land Reserve, which is consistent with the Residential – Reserve 
designation in the Official Community Plan. 

 
The soil classification of the study area is Class 2, while its primary use is hay production.   

2.6 Site Characteristics 
The site is relatively flat, gently sloping away from McDonald Road North toward the Agassiz 
Bypass and Agassiz Slough.  A small localized “hollow” exists at the extreme southwest corner of 
the study area just north of Agassiz Slough.  The approximate site elevation at its low point is 15.8 
meters, while most of the southern boundary averages 16.5 metres above sea level.  The small 0.46 
hectare parcel at the southwesterly tip of the study area is isolated from the balance of the site by 
Agassiz Slough.  In order to develop this isolated parcel services would have to extend underneath 
Agassiz Slough.  The feasibility of developing this parcel is addressed in Section 4.0 of this plan. 

Agassiz Slough is a former channel of the Fraser River, and as such its elevation is influenced by the 
Fraser River to the south.  A flap gate has been installed on Agassiz Slough which prevents high 
Fraser River levels from directly entering the Agassiz Slough system; however during high Fraser 
River flows underground seepage towards Agassiz Slough causes it to rise, if the flap gate remains 
closed for more than a couple of days.  Currently there is no data to link the Fraser River levels to 
those within Agassiz Slough, as a result its height or under what hydrological conditions causes the 
Agassiz Slough to rise are unknown.  Under extreme, extended flood conditions in the Fraser River, 
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flooding may occur within the Agassiz townsite via the Slough, therefore dwellings within the study 
area should be flood-proofed. 

With the exception of the Agassiz Slough touching the south west corner of the study area, there are 
no anticipated environmental factors to be considered when preparing this Neighbourhood Plan. A 
few mature trees exist on the site.  These should be evaluated by an arborist and retained, where 
possible. 

The Agassiz Slough is a fish-bearing watercourse running from the intersection of the Agassiz 
Bypass and Highway # 7 through to the Cheam Slough, then the Fraser River.  A suitable 
undisturbed leavestrip should be maintained along Agassiz Slough.  Most natural vegetation has 
previously been removed adjacent to the Slough; hence consideration can be given to a minimum 30 
meter buffer width for the 100 meter length within the study area, and re-vegetation with native 
plant materials, where possible. 

There are no known geotechnical issues associated with the study area. 

3.0 Development Influences 

3.1 Agricultural Land Reserve 
The most dominant influence affecting the development of lands within the study area is its current 
designation in the Agricultural Land Reserve (ALR).  The decision of the Provincial Agricultural 
Land Commission (ALC) during preparation of the OCP was not definitive, in terms of accepting 
removal of this neighbourhood from the ALR.  This Neighbourhood Plan demonstrates the need to 
expand the urban growth boundary into the ALR on Residential-Reserve designated lands as 
provided in the OCP.  In addition, the Regional Growth Strategy supports concentrating urban 
expansion adjacent to defined urban centres, such as the Agassiz townsite. 

The Residential-Reserve designation in the OCP was created to prepare for future residential 
expansion when suitable lands are almost exhausted. 

3.1.1 Residential Development Opportunities 
In order to quantify the demand for residential land development requirements within the Agassiz 
townsite, an analysis of vacant and potentially developable lands for residential purposes was 
conducted. 

Each development area considered is ranked in terms of potential development or redevelopment 
opportunity within the next ten (10) to fifteen (15) years.  Properties currently under consideration 
are ranked high, while parcels with significant constraints, such as fragmented ownership and 
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servicing issues, are ranked low.  A range of potential residential units is provided where the extent 
and densification of infill housing is uncertain. 

The District has recently received development applications in three (3) development areas within 
the townsite: 

i) McCaffrey Road – North:  recently excluded from the ALR and is presently being serviced 
with utilities.  It is planned as a traditional single family subdivision comprising 
approximately 13 lots; 

ii) McCaffrey Road – South:  presently being considered for single family residential 
(traditional lot sizes) with an anticipated yield of approximately 50 lots; and 

iii) Morrow Road – North:  the large single family parcels and a church site has the potential 
to redevelop with infill housing at an increased density, similar to the Highway # 9 – West 
lands.  Recently an application for a strata project, similar to Village Gate located on 
Highway # 9 – West has been received by the District.  In addition a developer has 
assembled lands on Morrow Road – North combined with a portion of the church site to 
create a potential 30 unit project. 

 
All of the projects listed above are ranked high to medium probability due to pending or current 
subdivision applications with the District.  Within these three development areas the estimated 
number of residential units which are likely to be constructed within the next 10 years is noted in 
Table 2 below.  A range between 163 to 213 units depending upon the extent and eventually density 
of development which can be expected within these three (3) development nodes.  This is 
considered to be the readily available land supply, and is a relatively limited amount of land readily 
available for new housing within the Agassiz townsite. 
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Other residential development opportunities available within the townsite consistent of: 

i) West of Highway # 9 and north of Village Gate and Magnolia Estates a number of large 
residential lots, zoned RS-1, have the potential to redevelop (infill housing).  Depending on 
the density and built form (traditional or compact single family versus townhouse or small 
apartment use) this area can accommodate 50 to 150 residential units.  The potential for 
this area is ranked low due to the current fragmented ownership of the existing parcels.  It 
could be difficult to assemble sufficient land to support a viable redevelopment project in 
this area.  It is predicted this area could redevelop within the next 5 – 15 years. 

In fill projects have numerous challenges over greenfield developments which can impact timing of 
redevelopment, such as land assembly, servicing and integration within existing neighbourhoods.  
Hence infill projects will likely be piecemeal and be spread over a longer period of time. 

Table 2 – Potential Residential Development Opportunities within Agassiz Townsite 

Project Location Residential Units Ranking Timing 

McCaffrey Road - North 13 High Less than 1 year 
McCaffrey Road – South 50 High 1 – 3 years 
Morrow Road – North 50 to 150 High to Medium 2 – 15 years 
Highway # 9 – West 50 to 150 Low 5 – 15 years 
Total 163 to 363 units   
 

Other residential activity within the District, outside of the Agassiz townsite, includes Mount 
Woodside and isolated permits on agricultural lands.  The proposed Mount Woodside 
Neighbourhood Plan area could draw some of the Agassiz market; however due to its location and 
target market sector the impact on the Agassiz market will be minimal, if any.  Some growth will 
occur on existing agriculture lands as permitted under the Zoning Bylaw; however this will also be 
minimal. 

Hopyard Mountain is designated Residential – Rural within the OCP.  Similar to the recent adoption 
of the Mount Woodside Neighbourhood Plan, the Hopyard Mountain lands could potentially 
develop with higher density residential uses provided adequate water and sewer disposal systems are 
constructed by the land owner.  The recent water referendum water results could impact the timing 
of development on Hopyard Mountain.  Development on Hopyard Mountain is seen as a very long-
term proposition, i.e. beyond 15 years. 
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The FVRD Regional Growth Strategy also identifies Cemetery Mountain as a potential long-term 
residential expansion area, subject to availability of services.  

3.1.2 Growth Projections 
The 2001 OCP contains three (3) growth projections for the entire District, including the Agassiz 
townsite, as shown in Table 3 below. 

Table 3 – Projected Population, 2001 – 2026 (OCP) 

Year Low (1.3%) Medium (2.4%) High (3.4%) 

2001 4,888 5,255 5,384 
2006 5,218 5,784 6,016 
2026 6,536 8,235 9,373 
25 Year Growth 1,648 2,980 3,989 

 

Using an average occupancy of 2.7 people per dwelling unit (for all types of residential units), the 
estimated number of dwelling units required to accommodate the 25 year growth projection is as 
follows: 

• Low (1.3%) = 1,648 people in 610 dwelling units (average 24 units per year); 

• Medium (2.4%) = 2,980 people in 1,100 dwelling units (average 44 units per year); 

• High (3.4%) = 3,989 people in 1,470 dwelling units (average 58 units per year). 
 
The draft Regional Growth Strategy indicates a projected population for the District of Kent 
between the years 2020 and 2030 at 10,000 people or an increase of 4,508 from 2001 census 
statistics.  This is slightly higher than the “high” growth projections utilized within the OCP, of 
3,989 people to the year 2026. 
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Since 2001 the actual building permit activity is shown in Table 4 below. 

Table 4 – Residential Building Permits, 2001 – 2004 

Year Single Family Units Other Residential Units Total Number of Units 

2001 8 3 11 
2002 34 32 66 
2003 40 10 50 
2004 31 26 57 

 
The rate of growth over the last few years is consistent with the OCP – “high” projection of 3.4% 
annual growth. 

3.1.3 Absorption Potential 
The OCP requires new development to occur in a sequential manner based on available services, 
with areas that have infill potential being developed first.  The “teacup” property, located 
immediately adjacent to existing services along McDonald Road North, would be considered a 
logical extension of the municipal infrastructure within the Agassiz townsite.  Infill housing potential 
is identified within Table 2 above and due to fragmented land ownership and other issues, it is 
anticipated some of those areas will not develop within the medium term. 

It is anticipated the residential market within the Lower Mainland will continue to be strong for the 
foreseeable future.  This will put pressure on the District to offer affordable building lots and 
housing.  As a result the demand for residential units (single family and other residential) within the 
Agassiz townsite is anticipated to be 50 to 70 units per year in the short to medium term.  At this 
rate of growth the readily available land supply (medium to high ranking in Table 2) within the 
Agassiz townsite could be consumed within 2 to 4 years. (113 to 213 units @ 50 to 70 units 
annually).  This absorption potential is consistent with the Regional Growth Strategy being 
considered by the Fraser Valley Regional District and the District’s OCP – “high” growth rate 
projection. 

Overall, based on the current development activity of approximately 50 to 70 dwelling units per 
year, the total available existing land supply for residential development within Agassiz, on lands 
shown in Table 2, could be consumed within the next 2 to 7 years. However, this projection 
assumes land assembly and servicing challenges can be addressed during this time-frame. 
Realistically the fragmented ownership along Morrow Road and Highway # 9 will likely impact 
residential development opportunities within the next decade.  As a result the availability of infill 
opportunities could be in short supply in the foreseeable future (ie. beyond 2 years). 
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With the inclusion of the Gateway Neighbourhood the available land supply increases to 
approximately 6 – 13 years depending upon development densities and rates of growth (assumes  
250 – 300 units in the Gateway study area).  Without expansion onto Residential – Reserve 
designated lands; urban growth will be either severely restrained within Agassiz or forced onto other 
agricultural lands within the District in the short term (less than 4 years). 

In addition, by encouraging compact housing and multiple family developments within the Gateway 
Neighbourhood Plan area, District Council would be optimizing the use of urban growth 
opportunities within Agassiz, thereby minimizing urban expansion pressures in the future. 

3.2 Controlled Access Highways 
This triangular shaped neighbourhood is bounded on two sides by controlled access highways under 
the jurisdiction of the Provincial Ministry of Transportation (MoT).  The Agassiz Bypass links 
Highway # 9 and Highway # 7(eastbound) in order to allow flow through traffic to bypass the 
entire Agassiz townsite.  The posted speed limit along this stretch of highway is 70 kph.   

Highway # 9 continues through the centre of the Agassiz townsite crosses Highway # 7 and 
continues northward to Harrison Hot Springs.  At the point where the Agassiz Bypass connects to 
Highway # 9 at the south west corner of the study area, there is a tight radius curve with an advisory 
posted speed limit of 20 kph.  From that point northward the posted speed limit is 60 kph until 
McDonald Road North, where the speed limit drops to 50 kph.  This section of Highway # 9 
through Agassiz for the most part is a two (2) lane undivided collector-type roadway with multiple 
individual access points from both residential and commercial properties. 

The west side of Highway # 9 opposite the study area is within the ALR and outside the Agassiz 
townsite.  There are limited agricultural access points on the west side of Highway # 9.  The 
principal intersection at this location is at Tuyttens Road, which services the agricultural community 
and potential development on Hopyard Mountain to the west in the long term. 

MoT approval of rezoning bylaws within 800 meters of a controlled access highway intersection is 
required under Section 54, Highway Act.  In addition, MoT approval is required where a commercial 
development larger than 4,500 square meters in gross floor area is located adjacent to a controlled 
access highway.  As the size of the commercial site in the Neighbourhood Plan should be less than 
4,500 square metres in size, approval is not formally required; however, the Neighbourhood Plan 
has been circulated to the Ministry for comments.  Also, Section 80 of the Land Title Act requires 
approval of MoT for subdivision of land adjacent to a controlled access highway. 
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3.3 Adjacent Low Density Residential  
There are seventeen (17) single family residential properties and one church property on the north 
side of McDonald Road North abutting the study area.  Of these nine (9) homes look onto the study 
area and will be directly affected by the form and character of development taking place within the 
Gateway Neighbourhood Plan area, particularly projects adjacent to McDonald Road North.  
Recognizing this need for an appropriate interface, the Neighbourhood Plan shall require 
comparable residential developments front McDonald Road North, as opposed to backing onto, in 
order to complete the streetscape along McDonald Road North.  In order to improve the 
appearance of this street, the Neighbourhood Plan suggests specific details be agreed upon prior to 
submission of any subdivision plans along McDonald Road North.   Consideration should be given 
to landscaping the street boulevard with street trees and shrubs, constructing a separate pedestrian 
sidewalk, onsite landscaping, limiting house sizes to that which is compatible with the existing 
housing stock along McDonald Road North and protecting view corridors, where practical..  
Existing mature trees add to the character of any residential neighbourhood; therefore the District 
will encourage future development applications to retain those trees, wherever possible. 

Policy 3 
Residential development directly adjacent to McDonald Road North shall limit 
house sizes compatible with existing housing stock, protect view corridors, 
orientate the front yard and entrance towards McDonald Road North, and provide 
streetscape improvements. 

 

3.4 Flood Protection 
During preparation of the latest OCP, the Ministry of Water, Land and Air Protection identified 
areas within the Agassiz townsite which were exempt from flood proofing requirements.  Schedule 
C-1 of the OCP identifies the area recently developed along Elm Road as being within Floodplain 
Management Development Permit Area (DPA – 5).  The flood construction level (FCL), which is 
the minimum elevation of the underside of a wooden floor system for habitable spaces within a 
residential dwelling adjacent to Elm Road, is 19.3 metres geodetic.  For the most-part the developer 
has achieved this minimum elevation by a combination of fill and structural means.  The design and 
construction of this project has been coordinated, so that the increase in elevation required to 
achieve adequate flood protection is imperceptible in the overall building appearance.  In order to 
maintain a similar approach in the study area, a consistent, uniform method of floodproofing should 
be devised at an early stage in the approval process.  In order to maintain control to ensure this 
consistency, the Gateway Neighbourhood Plan area should be incorporated into DPA – 5.  The 
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development permit guidelines for DPA – 5 within the Zoning Bylaw are appropriate for use in this 
neighbourhood. 

Policy 4 
District Council will expand Floodplain Management Development Permit Area 
(DPA – 5) to include the Gateway Neighbourhood Plan area. 

 

3.5 Archaeological Influence 
During the CEAA environmental review conducted for the proposed Agassiz Water Supply project, 
which included the Agassiz townsite, a portion of Green Mountain and a small area adjacent to the 
Fraser River, an archaeological impact assessment was recommended. 

In addition, the Stó:lō Nation advises the study area falls within an area of archaeological potential.  
Although no sites have been recorded to date, this is likely due to a lack of field assessment taking 
place onsite.  It may be necessary to conduct field assessments within the study area. 

3.6 Environmental Influence 
The Gateway Neighbourhood Plan area has limited environmental features, which require 
protection or mitigation measures, due to previous long-term human disturbances onsite.  The 
exception is a small portion of the study area (approximately 100 meters in length) where the 
Agassiz Slough crosses the site.  Agassiz Slough is recognized as a fish-bearing watercourse, and as 
such the Land Development Guidelines for the Protection of Aquatic Habitat should be used to 
monitor and mitigate construction activities, including preservation of an undisturbed leavestrip up 
to 30 metres adjacent to Agassiz Slough.  Any direct connection to Agassiz Slough, such as 
installation of a storm water outfall, should be reviewed by an environmental consultant and 
Fisheries and Oceans Canada in order to mitigate impacts to this fish-bearing resource. 

Policy 5 
Agassiz Slough shall be protected with a minimum 30 meter leavestrip area on 
both sides of the slough. 

 

3.7 Mount Cheam 
The study area offers spectacular views of Mount Cheam and neighbouring coastal mountains.  This 
dominant, natural feature can influence the design and orientation of residential development within 
the Gateway Neighbourhood Plan area.  During consideration of development applications the 
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District should request the applicant to position their residential product to take advantage to this 
significant natural feature and protect view corridors, wherever practical. 

3.8 Protective Services 
The current standard of fire protective services available within the Agassiz townsite does not meet 
Fire Underwriters Services (FUS) standards and the insurance industry rates Agassiz as 
“unprotected”.  For a residential fire the Subdivision and Development Bylaw provides a fire flow 
requirement of 3,600 litres per minute for single family residential and up to 7,200 litres per minute 
for medium density townhouse projects.  Consideration should be given to meeting the FUS 
standard, wherever practical, with the design of a municipal water distribution system. 

3.9 Summary of Development Influences 
A summary of the significant development influences include: 

• located with the Agricultural Land Reserve 

• bounded by controlled access highways 

• adjacent to existing low-density single family homes 

• located within the Fraser River floodplain 

• high potential for archaeological sites 

• minor environmental influence adjacent to Agassiz Slough 

• views of Mount Cheam can influence housing design and orientation. 

4.0 Development Opportunities and Constraints 

4.1 Vantol Property 
The southerly tip of the study area located at the junction of Highway # 9 and the Agassiz Bypass is 
located on the south side of Agassiz Slough, which is the opposite side from the balance of the study 
area.  The current ownership listed in Table 1 – Land Tenure indicates Gerard Vantol owns this 0.46 
hectare parcel.   It is currently leased for farm gate seasonal sales and some crop production.  The 
environmental considerations noted in Section 3.8 suggest a minimum 30 metre buffer or 
undisturbed leavestrip be retained along Agassiz Slough.  The net effect of retaining this leavestrip 
on the Vantol parcel results in little land available for development. 

As this parcel is isolated from the balance of the study area and requires the crossing of Agassiz 
Slough, the cost to provide municipal water and sewer services is considerably higher than other 
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lands within the study area.  The cost for water and sewer services extended across the Slough is 
estimated at approximately $100,000 with most costs attributed to an onsite sanitary pump station. 

Access to this parcel requires Ministry of Transportation concurrence. The existing site access is 
located within 70 metres of the highway intersection.  It has functioned satisfactorily in the past 
primarily due to the low intensity use of the site – the “Pumpkin Patch”, “Strawberry Patch” and 
“Corn Patch” offer farm gate produce – and the low traffic volumes on Highway # 9 at this 
location.  As conditions change in the future, either through a more intensive land use or increased 
traffic volumes on Highway # 9, this access could become problematic. 

Due to the high cost of servicing this parcel and its potentially difficult access the Neighbourhood 
Plan suggests the Vantol parcel be acquired by the District for passive park and/or agri-tourism 
purposes in the long-term.  Funding this acquisition is identified in Section 7 – Implementation.  
Subject to detailed site planning design, the current farm gate sales activity may be retained and 
incorporated into the agri-tourism theme for the park. 

Policy 6 
Over the long term the District will seek to acquire the Vantol parcel for passive 
park and/or agri-tourism purposes. 

 

4.2 Market Opportunities 
There is a lack of market analysis available for residential development opportunities within the 
District of Kent and the Agassiz townsite.  According to a local realtor the most active residential 
market over the last 5 years in Agassiz has been strata projects targeting retired couples, typically 65 
to 75 years old.  This market currently resides in the GVRD and it has decided to move “up the 
valley” to take advantage of lower real estate pricing, while banking the difference in home owner 
equity.  This market sector requires easy access to amenities, is looking for a newer smaller home 
(1,500 square feet), has room for a double-car garage and RV parking, and has overall lower strata 
fees. 

The study area is positioned to attract all residential market sectors, including the retired market 
sector, due to its proximity to urban facilities and services.  The Gateway Neighbourhood is within 1 
kilometre of the downtown core of Agassiz., which provides all local shopping needs.  It is within 
easy walking distance of Kent Elementary School (approximately 0.5 kilometre) and Agassiz 
Secondary School (approximately 1.0 kilometre).  The nearest existing neighbourhood park and 
playground is Westlin Park located approximately 0.3 kilometre to the north.  The study area meets 
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all criteria noted within the OCP for reasonable walking distances to local amenities, services and 
shopping. 

4.3 Entrance or “Gateway” to Agassiz 
The Gateway Neighbourhood Plan recognizes the study area forms a first impression for motorists 
entering Agassiz from the south; as such the Neighbourhood Plan is designed to create a positive 
visual image utilizing the following land use principles: 

• Special street lighting along Highway # 9 frontage 

• Street features including street trees, hanging flower baskets and opportunities for boulevard 
flower planting by residents along Highway #9 frontage 

• Housing units front Highway # 9 with rear lane access 

• Illumination of the Welcome to Agassiz – District of Kent sign 

• Special attention to a combination berm/fence/landscape detail along the Agassiz Bypass 
frontage, incorporating a pathway linking major components of the plan 

• Street trees along Agassiz Bypass and Highway # 9 

• Potential long-term heritage, agri-tourism park site on the Vantol parcel. 
 
The orientation of housing units fronting Highway # 9 can be implemented either through the 
subdivision or building permit process by ensuring compliance with this Neighbourhood Plan. 

The design detail of the buffer along the Agassiz Bypass can take various forms and include 
different elements, as such the design should be prepared during the first rezoning application 
within the study area.  This area can incorporate a small berm, chain link fencing (not wooden), 
landscaping, and a pathway.  In addition street trees within the Agassiz Bypass right of way are 
recommended, subject to approval of the Ministry of Transportation. 

Finally, the District can encourage residents within the Gateway Neighbourhood Plan area to initiate 
“grass-root” ideas to improve the visual entrance to their community and the Agassiz townsite. 

Policy 7 
Gateway features shall be provided during the development process including 
streetscape improvements along Highway # 9 and the Agassiz Bypass, 
orientation of housing units shall front Highway # 9 and illumination of the 
Welcome to Agassiz – District of Kent sign. 

 Page 20 



District of Kent 
Gateway Neigbourhood Plan 

4.4 Commercial Development Opportunities 
The nearest neighbourhood convenience commercial development to the study area is 
approximately 700 – 900 metres to the north, while most local commercial needs can be satisfied in 
the downtown core approximately 1 to 1.5 kilometres to the north.  The OCP suggests urban 
residential areas should be within 1.5 kilometres of local shopping areas.  As such the Gateway 
Neighbourhood Plan area is at the outer-most edge of daily convenient shopping needs within a 
reasonable walking distance. 

The OCP requires the commercial focus of Kent to be maintained and reinforced within the 
downtown core of Agassiz.  Due to its location there may be some neighbourhood commercial 
opportunities for future residents within the Gateway Neighbourhood and surrounding area.  A 
small commercial centre, which is pedestrian/people friendly, as opposed to auto-friendly, could 
become an asset to this neighbourhood.  Care should be taken to ensure an appropriate 
transition/buffer is attained adjacent to residential uses.  This can be accomplished through the 
Development Permit process. 

Commercial development within the study area should be limited to a total site area of 2,500 square 
metres (0.5 acres) in size, be located on Highway # 9 and adjacent to a major road for ease of access. 

It is recommended the commercial site be designated Town Centre Commercial and Residential 
Zone (CT-2) to provide for a full range of commercial uses, except for service commercial and 
service station commercial uses.  The small size of the commercial site (maximum 2,500 square 
metres of site area) will be the predominant limiting factor to maintain a low impact on adjacent land 
uses and the commercial core of Agassiz. 

Policy 8 
Any commercial sites located within the Gateway Neighbourhood Plan area shall 
be limited in size, scope and type.  The maximum site area shall be 2,500 square 
metres, in order to reinforce the downtown core as the prime commercial focus of 
Agassiz. 
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4.5 Summary of Development Opportunities 
The Gateway Neighbourhood is strategically located and it offers a number of development 
opportunities, such as: 

• Close to urban and community services 

• Limited supply of other readily available residential land development opportunities within 
Agassiz 

• Easy to provide municipal servicing 

• Good access to Highway # 9 which does not introduce noticeable additional traffic on existing 
residential streets 

• Provides an opportunity for a planned neighbourhood 

• Provides an opportunity to create an interesting, attractive gateway to the Agassiz townsite 

• Few environmental or topographical constraints 

• Isolated from other agricultural lands/opportunities 

• Highways can form an effective buffer and interface between urban and rural uses and farm 
practices 

• Provides an opportunity for affordable housing 

• Limited local commercial opportunities. 
 

5.0 Conceptual Land Use 
The OCP requires that all residential areas be encouraged to achieve their maximum development 
potential in the long term due to the limited supply of suitable land in the District.  To this end it is 
recommended the principal land use be either RS-2 (maximum density of 25 units per hectare) or 
RM-1 (maximum density of 50 units per hectare) with exceptions outlined herein. Development of 
the Gateway Neighbourhood will be the last significant development node within the Agassiz 
townsite.  

The key elements in the conceptual land use plan include: 

• One internal collector/local road connecting McDonald Road North to Highway # 9.  The 
location on McDonald Road North, opposite Canterbury Drive, should direct traffic away 
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from Vimy Road towards Highway # 9.  The location on Highway # 9, opposite Tuyttens 
Road, provides for a future link to Hopyard Mountain and areas beyond.  Traffic calming 
measures should be deployed to negate short-cutting through the neighbourhood; 

• A passive park/agri-tourism site located at the entrance to Agassiz in order to enhance the 
community’s image and reinforce its agricultural heritage; 

• A small commercial site (maximum 2,500 square metre site area) located on Highway # 9 
adjacent to the internal collector road or McDonald Road North; 

• Predominantly RS-2 to RM-1 development densities, except along McDonald Road North.  
The development along McDonald Road North should match the type and scale of existing 
residential single family homes directly fronting McDonald Road North; hence any future units 
directly opposite existing single family homes should be RS-1, traditional single family 
residential, and match the scale and character of the existing housing stock; 

• No vehicular access should be permitted to Agassiz Bypass.  A suitable buffer comprised of a 
linear storm water detention facility, pathway, berm, street trees, fencing and/or landscaping 
should be provided adjacent to Agassiz Bypass.  The pathway could link a future trail along 
Agassiz Slough to the eastern area of Agassiz; 

• Access to Highway # 9 should be limited to one all directional access opposite Tuyttens Road 
and one all directional access to/from the commercial site; 

• Residential units shall orientate the front yard towards Highway # 9 with either rear lane 
access or private strata road access. Subdivision and/or building permit approvals shall ensure 
residential units front the highway.  The intent is to enhance the visual image entering Agassiz 
and de-emphasize the current highway status of this portion of Highway # 9; 

• Street improvements along Highway # 9 should include special street lighting, street trees, 
hanging baskets and privately maintained boulevard flower beds; 

• A neighbourhood park approximately 1 hectare in size shall be dedicated, in conjunction with 
development applications, in the northern portion of the study area.  All community/public 
facilities, which include the commercial site, park site, pathway system and the agri-tourism 
site, should be linked within an overall conceptual framework. This framework of 
pathways/sidewalks or greenways should also directly tie-into existing neighbourhoods, so as 
to encourage pedestrian connectivity and integration.  The park should front a public road, 
maintain a separation from the commercial site, and be linked via a pathway/sidewalk to the 
balance of the neighbourhood, the Agassiz Bypass pathway system and existing 
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neighbourhoods.  In addition this park can provide opportunities to existing residents north 
and west of the study area.  The conceptual framework should be established during the first 
rezoning application within the study area; 

• Improvements to McDonald Road North should be completed with the first phase of 
development in order to encourage traffic to use Highway # 9.  Streetscape improvements 
along McDonald Road North should include a separated sidewalk and street trees, consistent 
with the Subdivision and Development Bylaw.  Traffic calming measures should be considered 
along McDonald Road North to mitigate impacts of increased traffic volumes.  McDonald 
Road North should be redesigned to become a pedestrian-friendly corridor, as opposed to an 
auto-friendly thoroughfare; 

• Both highway systems will continue to act as a buffer between urban residential uses and rural 
agricultural uses; 

• A minimum30 metre leave strip should be provided adjacent to Agassiz Slough; and 

• The existing Agassiz entrance sign and landscape feature located at the junction of both 
highways should be illuminated to draw attention to this community feature. 

 
Policy 9 

Development applications shall consider the key elements of the conceptual land 
use plan, including: an internal road connection at Canterbury Drive and Tuyttens 
Road, traditional single family residential fronting existing residences facing 
McDonald Road North, residential units fronting Highway # 9, one neighbourhood 
park fronting a public road, an integrated pedestrian system and construction of 
McDonald Road North improvements with the first phase of development. 
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The conceptual land use plan is shown on Map 3 below. 

Map 3 – Conceptual Land Use Plan 

 
 

6.0 Community Needs 

6.1 Park and Recreation 
The neighbourhood park is recommended at approximately 1.0 hectares in size.  The locational 
requirements and linkages are described in Section 5.0 Conceptual Land Use.  The general uses for 
this park could include:  tennis courts, playground equipment and open space.  The major 
recreational opportunities will continue to exist at the Fairgrounds in Agassiz. 

 This park is intended to service the Gateway Neighbourhood and surrounding existing residential 
areas to the north and west.  The streetscape improvements encompassing the neighbourhood can 
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provide opportunities for short walks around and within the neighbourhood.  In addition, this 
pedestrian system should tie-into the Vantol parcel, once it is acquired by the District for park or 
agri-tourism purposes. 

6.2 Fire Protection 
The current municipal fire suppression system does not meet Fire Underwriters Survey (FUS) 
standards.  As a result the volunteer Fire Department is taxed with additional manpower 
requirements, while utilizing a less than reliable fire hydrant system.  A municipal water system 
designed to meet FUS standards would significantly improve the overall protection to this 
neighbourhood. 

The Gateway Neighbourhood is within 1 kilometre of Fire Hall # 1 located within the civic centre. 

6.3 Police Protection 
The existing RCMP detachment located on Highway # 7 should be adequate to service community 
needs. 

7.0 Infrastructure & Servicing Plan 
The District recently adopted a new Subdivision and Development Bylaw.  This bylaw establishes 
design standards for most infrastructure requirements associated with developing land.  This bylaw 
would apply to the Gateway Neighbourhood Plan. 

7.1 Water Distribution 
The District was awarded a Canada/British Columbia Infrastructure Grant to construct a municipal 
water supply and distribution system within the Agassiz townsite. Under the terms of the grant 
approval, the District is required to fund approximately one-third of the project costs.  A 
referendum was held on June 12th, 2004 to vote on the borrowing bylaw required by the District to 
supplement the grant funds.  The results of the referendum indicate the majority of residents within 
the Agassiz townsite do not support a water supply and distribution system as presented at that time.  
If the District proceeds with a portion of the original project, it is recommended the Gateway 
Neighbourhood be included at that time. 

Alternatively, consideration should be given to constructing a small water utility system, owned and 
operated by the District of Kent, for the Gateway Neighbourhood Plan area.  The water supply and 
distribution system would be constructed by the developer in accordance with standards outlined 
within the Subdivision and Development Bylaw, and following completion of the warranty period, 
the ownership and maintenance of the water system would be assumed by the District utilizing 
existing staff resources. 
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An onsite well(s), or suitable alternative, would have to be drilled with sufficient capacity and quality 
to meet the requirements of the Subdivision and Development Bylaw.  In addition an onsite ground 
level water reservoir with a pressure boosting station to accommodate large fire flows would be 
required. 

The principal advantages of a small water utility system would be: 

• Single source of water supply which reduces the impact on the Agassiz groundwater aquifer 

• Higher standard of fire protection 

• Cost savings to the residents  

• Reliable water supply that is monitored and meets Canadian Drinking Water Standards. 
 

Policy 10 
A municipal water supply and distribution system shall be constructed within the 
Gateway Neighbourhood Plan area. 

 

7.2 Storm Water Drainage 
Omega & Associates Engineering Ltd. conducted a review of storm water management plan 
alternatives for the District of Kent for the South and East Drainage Zones within Agassiz.  Their 
report dated December, 1996 outlines the location and capacity of the three existing storm water 
outfalls into Agassiz Slough and intervening storm water distribution system within the townsite.  A 
plan to divert existing drainage systems by reconfiguring the catchment areas of each existing outfall 
is included within that report.  The two existing outfalls adjacent to the Gateway Neighbourhood 
Plan area, located on Highway # 9 and south of Vimy Road extension are not sufficiently sized to 
accommodate urban run-off from the existing townsite.  In addition the flood elevation in the 
Agassiz Slough limits the storm water discharge options considered appropriate within the townsite. 
The Omega report does not consider the impact of changing the land use on the “teacup” property 
to urban residential.   

As the existing storm water drainage system is currently inadequate to accommodate existing urban 
run-off within the townsite, it is recommended a detailed Storm Water Management Plan be 
prepared for the Gateway Neighbourhood Plan area in conjunction with the first rezoning 
application.  The Storm Water Management Plan should consider the impact of increased run-off, 
storm water quality discharge into a fish-bearing slough and flood protection for the study area.  The 
review should consider whether improvements to the existing infrastructure can be accommodated 
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with development within the study area. The OCP requires new residential developments to 
consider improving servicing facilities of existing areas, where practical. 

Policy 11 
District requires completion of a detailed Storm Water Management Plan in 
conjunction with considering the first rezoning application within the Gateway 
Neighbourhood Plan area. 

 

7.3 Sanitary Sewer Collection 
The Gateway Neighbourhood can be serviced with sanitary sewer from the existing sanitary mains 
on McDonald Road North.  Manhole # 505 at the intersection of Canterbury Drive and McDonald 
Road North has an invert elevation of 14.12 metres and a rim elevation of 17.56 metres.  From this 
point the sewage flows to the Vimy Road pump station and then onto to the Wastewater Treatment 
Plant on Tramner Road.  The Director of Engineering confirms the existing mains on McDonald 
Road North, the Vimy Road pump station and the Wastewater Treatment Plant all have sufficient 
capacity to accommodate the study area. 

With the exception of the Vantol parcel, it is anticipated the study area can be serviced with gravity 
sewer with some localized filling of the low lying lands at the extreme south west corner of the study 
area, adjacent to Agassiz Slough. 

The Vantol parcel on the south side of Agassiz Slough requires a private sanitary pump station, if 
developed in the future.  An aerial gravity sewer crossing over Agassiz Slough is not supported due 
to long term maintenance considerations and potential environmental impacts. 

7.4 Transportation 
The Gateway Neighbourhood is influenced by the fact it is bounded on two of three sides by 
Provincial Access Controlled Highways, Agassiz – Rosedale Highway # 9 and the Agassiz Bypass, 
which links Highway # 9 to Highway # 7 eastbound only.  Each highway functions quite differently, 
as evidenced by the posted speed limit.  Highway # 9 is currently posted at 60 kph reducing to 50 
kph, while the Agassiz Bypass is posted at 70 kph. 

The Ministry of Transportation (MoT) has traffic counters on both Highway # 7 and # 9 
surrounding Agassiz.  These traffic counters measure average daily traffic typically between Tuesday 
and Thursday.  The traffic volumes are dissected for summer traffic during the mid week period in 
order to observe the typically higher summer volumes.  As these counters only measure mid week 
results, there are moderate differences between average summer volumes and average annual 
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volumes.  Currently summer traffic volumes are 5% and 15% higher than average annual volumes.  
The peak summer weekend traffic traveling to Harrison Hot Springs is not accounted for in the 
statistics published by MoT. 

The average annual traffic volumes crossing the Rosedale Bridge on Highway # 9 are approximately 
4,500 to 5,000 vehicles per day (vpd).  UMA has estimated, based on these figures, that 
approximately 3,500 to 4,000 vpd enter Agassiz along Highway # 9, while 1,000 to 1,500 vpd use the 
Agassiz Bypass traveling eastbound towards Sea Bird Island. 

These traffic volumes are fairly low in comparison to other Lower Mainland highways.  As a result 
their influence and impact on the Gateway Neighbourhood Plan area is not significant.  Highway # 
9 with the lower posted speed limit, and the fact it is entering an urban area, has less impact than the 
Agassiz Bypass.  Highway # 9 serves the downtown core of Agassiz traveling through the heart of 
the community.  In addition this highway has numerous residential and commercial driveways which 
can impede the flow of traffic at times.  As a result this section of Highway # 9 functions like a 
municipal collector road, rather than a provincial highway.  With development of the study area 
consideration should be given by Ministry of Transportation to lower the Highway # 9 speed limit 
adjacent to the study area to 50 kph from 60 kph.  In order to not impede the flow of traffic 
entering Agassiz from the south, it is recommended direct access to Highway # 9 be restricted. 

Policy 12 
Access to Highway # 9 shall be restricted to provide one local/collector road 
access point, plus a commercial site specific access, if required and subject to 
Ministry of Transportation approval. 

 
The Agassiz Bypass, despite having lower traffic volumes, functions like a rural provincial highway, 
and as such, access to the Agassiz Bypass from the study area should be discouraged. 

Traffic volumes on either Highway # 9 or the Agassiz Bypass do not warrant installation of traffic 
signals or noise attenuation facilities at this time.  A suitable buffer and right of way can be 
considered during the subdivision of the study area to accommodate future noise attenuation 
requirements, if necessary.   

Policy 13 
That no direct access be permitted to Agassiz Bypass from the Gateway 
Neighbourhood Plan area. 
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An internal minor collector municipal road will likely be required within the Gateway 
Neighbourhood.  This new road would link McDonald Road North to Highway # 9 through the 
study area.  The connection to Highway # 9 has virtually no impact on existing residential 
development; hence its location can be determined principally from a traffic safety/circulation 
perspective.  The sight lines along this section of Highway # 9 are not an issue.  The connection to 
McDonald Road North, on the other hand, could impact existing residents fronting McDonald 
Road North and beyond.  In order to encourage traffic to use Highway # 9 to access the downtown 
core, consideration should be given to improve both sides of McDonald Road North to an urban 
collector standard, consistent with the OCP, through to the intersection at Highway # 9 with the 
initial phases of development. 

Access to Highway # 9 shall require Ministry of Transportation approval during the rezoning and 
subdivision processes. 

Currently McDonald Road North is a designated bus route.  

Vimy Road functions like a collector road, rather than a local residential road, consistent with its 
OCP designation as a collector road.  Despite its designation, and due to the fact Vimy Road is 
predominantly a residential street, consideration should be given to direct traffic from the study area 
towards Highway # 9.  By placing the McDonald Road North connection from the study area 
further west, more northbound traffic would use Highway # 9, as opposed to Vimy Road.  As a 
result, it is recommended the new minor collector road be located opposite the Canterbury Drive 
intersection on McDonald Road North.  Other advantages of moving this connection westward to 
Canterbury Drive include:  better internal circulation and quicker implementation as the road can be 
located on the larger development parcel. 

Bicycle and pedestrian links should be incorporated at the detailed subdivision design stage in the 
planning process.  In the long term the District may wish to provide a pedestrian/bicycle trail along 
Agassiz Slough.  Provision should be made to incorporate a future trail within the environmental 
leavestrip area adjacent to the Slough and connecting to a pathway adjacent to the Agassiz Bypass. 

It is likely McDonald Road North and Highway # 9 will see additional pedestrian traffic as this 
neighbourhood develops.  During the subdivision planning stage consideration should be given to 
encourage pedestrian use by providing a more pedestrian friendly environment along both routes. 
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7.5 Outside Utilities 
Terasen Utilities and BC Hydro confirmed the study area can be serviced by extending existing 
infrastructure within the townsite – no significant improvements are necessary.  Telus indicates 
limited surplus capacity, however they are aware of this Neighbourhood Plan, and as such they will 
be planning upgrades to accommodate growth in this area. 

8.0 Implementation 

8.1 Phasing of Development 
Phasing of development within the neighbourhood will be influenced predominantly by land 
ownership and to a lesser degree utility servicing.  It is anticipated the existing single family acreage 
parcels at the eastern edge of the study area will not redevelop in the short to medium term, as such 
the planning for the neighbourhood should be able to effectively function in the short term.  This 
includes locating the key elements on the larger parcel, such as the internal collector/local road, park 
site and pathway system. 

Servicing will require some front-end construction as it is likely the sanitary sewer will flow by 
gravity towards the north and connect at McDonald Road North/Vimy Road, while the storm 
system will flow by gravity towards Agassiz Slough to the south.  The source/location of the 
groundwater well supply shall be determined in conjunction with the first rezoning application.  
McDonald Road North improvements should be completed with the first development phase to 
encourage traffic to use Highway # 9, rather than Vimy Road to access the downtown core. 

8.2 Public Amenities 
VANTOL PROPERTY PURCHASE 

The existing DCC Bylaw was established to assist the District with acquiring active park space and 
park-related equipment.  There are limited funds within the existing DCC parkland reserves to 
accommodate passive parkland acquisition opportunities; hence it is recommended the District 
consider a contribution from benefiting developers towards this long-term acquisition opportunity. 

SCHOOL SITES 

The Fraser-Cascade School District has not expressed an interest in the study area. 

NEIGHBOURHOOD PARKS 

Under the Local Government Act, Section 941 the District can require developers to dedicate up to 
5% of their land for park purposes provided the OCP contains policies and designations respecting 
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the location and type of future parks.  The Gateway Neighbourhood Plan bylaw establishes the 
location and type of future neighbourhood parks required within the study area. 

It is recommended the District secure the neighbourhood park primarily through dedication during 
the subdivision process.  The total study area of 18 hectares will yield up to a 0.9 hectare 
neighbourhood park during the subdivision process. 

Development of the park site can occur utilizing the existing limited Park DCC Bylaw reserve funds, 
or alternatively the developer can provide the park improvements and receive a credit towards 
DCCs payable upon subdivision or building permit application. 

ENVIRONMENTAL RESERVE 

Agassiz Slough is an important resource to the District of Kent, both in terms of its environmental 
attributes and its function as a conveyance of storm water.  The legal status of the Slough within the 
study area should be confirmed and if necessary dedicated to the District as environmental reserve 
during the subdivision process. 

MAJOR RECREATION AND CULTURAL FACILITIES 

The District of Kent has considered construction of an ice arena and swimming pool within Agassiz 
to supplement the existing community recreation amenities.  A significant capital expenditure will be 
required for either or both of these facilities.  It is recommended District Council adopt a similar 
policy for major recreation and cultural facilities as that contained within the Mount Woodside 
Neighbourhood Plan Bylaw. 

Policy 14 
The District may seek a contribution for major recreation and cultural facilities as 
development occurs, in order to minimize the financial impacts on existing 
taxpayers. 

 

8.3 Development Financing 
The District of Kent has previously adopted development cost charge bylaws for community and 
neighbourhood parks, water, sanitary sewer and storm water drainage improvements primarily 
within the Agassiz townsite.  The study area will contribute to each applicable development cost 
charge at either the subdivision or building permit application stage.  Improvements provided by 
developers which are identified in any DCC bylaw can be credited towards the DCC payable 
towards each category of infrastructure. 
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Development cost charge bylaws should be reviewed periodically to ensure capital projects needed 
to support development are included in the bylaw.  DCC bylaws are the principal tool available to 
local government to ensure “developers pay their way” as provided in the OCP.  Currently the DCC 
Bylaws do not include the Vantol property south of Agassiz Slough.  If this property is purchased by 
the District for park purposes, it will not be necessary to amend the DCC Bylaw map schedules to 
include this parcel; otherwise should development occur on this parcel the DCC Bylaws shall be 
amended accordingly. 

In addition to DCCs District Council may seek a contribution for major recreational and cultural 
facilities as development occurs, in order to minimize the financial impacts on existing taxpayers. 

All necessary infrastructure, consistent with the Gateway Neighbourhood Plan and the Subdivision 
and Development Bylaw, shall be provided by the developer, except as specifically referenced in this 
plan. 

8.4 Development Approval Process 
Approvals necessary to advance development applications to facilitate adoption of rezoning 
applications within the Gateway Neighbourhood Plan area include: 

• Agricultural Land Commission approval to remove the study area from the ALR; 

• Ministry of Transportation approval for access to Highway # 9; 

• Development of a suitable potable water supply; 

• Preparation of a detailed landscape/buffer concept along Agassiz Bypass; 

• Preparation of a storm water management plan, addressing where possible existing system 
under-capacity issues;  

• Zoning Bylaw amendments to include the Gateway Neighbourhood into Development Permit 
Areas DPA-3, DPA-4 and DPA-5; and 

• OCP amendment to change the designation from Residential-Reserve to Residential-Single 
Family and Residential-Multi-Family. 
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Table 5 – Development Implementation Plan 

Action Required Priority Responsible Party 

Remove from ALR High Developer / Council 
Access to Highway # 9 Medium Developer 
Water Supply Medium Developer 
Landscape Concept Low Developer 
Storm Water Management Plan Low Developer 
Zoning & OCP Bylaw Amendments Low Council 
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Policy # Policy Statements Page No. 

Policy 1 Intensive Residential Development Permit Area (DPA 3) and 
Downtown Revitalization Development Permit Area (DPA 4) shall 
be extended to include the Gateway Neighbourhood Plan area 

8 

Policy 2 District of Kent Council supports the removal of the “teacup” 
property from the Agriculture Land Reserve, which is consistent 
with the Residential – Reserve designation in the Official 
Community Plan. 

9 

Policy 3 Residential development directly adjacent to McDonald Road 
North shall limit house sizes compatible with existing housing 
stock, protect view corridors, orientate the front yard and entrance 
towards McDonald Road North, and provide streetscape 
improvements. 

16 

Policy 4 District Council will expand Floodplain Management Development 
Permit Area (DPA – 5) to include the Gateway Neighbourhood 
Plan area. 

17 

Policy 5 Agassiz Slough shall be protected with a minimum 30 meter 
leavestrip area on both sides of the slough. 

17 

Policy 6 Over the long term the District will seek to acquire the Vantol 
parcel for passive park and/or agri-tourism purposes. 

19 

Policy 7 Gateway features shall be provided during the development 
process including streetscape improvements along Highway # 9 
and the Agassiz Bypass, orientation of housing units shall front 
Highway # 9 and illumination of the Welcome to Agassiz – District 
of Kent sign. 

20 

Policy 8 Any commercial sites located within the Gateway Neighbourhood 
Plan area shall be limited in size, scope and type.  The maximum 
site area shall be 2,500 square metres, in order to reinforce the 
prime commercial focus as the downtown core of Agassiz. 

21 
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Policy # Policy Statements Page No. 

Policy 9 Development applications shall consider the key elements of the 
conceptual land use plan, including: an internal road connection at 
Canterbury Drive and Tuyttens Road, traditional single family 
residential fronting existing residences facing McDonald Road 
North, residential units fronting Highway # 9, one neighbourhood 
park fronting a public road, an integrated pedestrian system and 
construction of McDonald Road North improvements with the first 
phase of development. 

24 

Policy 10 A municipal water supply and distribution system shall be 
constructed within the Gateway Neighbourhood Plan area. 

27 

Policy 11 District requires completion of a detailed Storm Water 
Management Plan in conjunction with considering the first rezoning 
application within the Gateway Neighbourhood Plan area. 

28 

Policy 12 Access to Highway # 9 shall be restricted to provide one 
local/collector road access point, plus a commercial site specific 
access, if required and subject to Ministry of Transportation 
approval. 

29 

Policy 13 That no direct access be permitted to Agassiz Bypass from the 
Gateway Neighbourhood Plan area. 

29 

Policy 14 The District may seek a contribution for major recreation and 
cultural facilities as development occurs, in order to minimize the 
financial impacts on existing taxpayers. 

32 

 
 

  A-2 


