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Preface and Acknowledgement 
 
This report has been requested by the District of Kent to supplement the 2005 
Gateway Neighbourhood Plan prepared by UMA Engineering Ltd following an 
application by  586611 B.C. Ltd to the Provincial Agricultural Land Commission for 
exclusion of the property at 7076 McDonald Road from the Agricultural Land 
Reserve. 
 
This supplementary report is to be read in conjunction with the 2005 Gateway 
Neighbourhood Plan. For ease of cross reference, the section numbers in both 
reports remain the same. 
 
The purpose of this report is to confirm and or update the information contained in 
the 2005 Gateway Neighbourhood Plan (GNP) and provide additional information as 
required, given that 11 years have passed since the GNP was prepared. In this 
supplemental report, the “ teacup” properties will be referred to as the Gateway 
Neighourhood Plan properties (GNP). 
 
1.0 Introduction 
 
The District of Kent’s Official Community Plan (2014) continues to identify and 
designate the GNP properties as Residential Reserve recognizing that the properties 
are physically disconnected from the ALR by Highway #9 and the Agassiz Bypass 
(which form a physical townsite boundary). This reaffirms that the community 
remains resolute that the future of the GNP lands is residential in nature and not 
Agricultural, as supported by the OCP designations and policies. 
 
During the preparation of the District’s 1994 Official Community Plan, on site 
discussions between Provincial Agricultural Land Commissioners, Advisory Planning 
Commissioners and Kent Council identified the properties in the GNP (more 
specifically the Twilhaar Farm) in addition to the property formally known as the 
Schep Farm, as potential future residential lands given their proximity to the 
townsite, highways and the disconnect to adjacent ALR lands. During the 
discussions, Provincial Agricultural Land Commissioners and their staff commented 
that the Schep Farm property would be given immediate approval upon adoption of 
the 1994 OCP, while the Twilhaar Farm should be the basis of a future residential 
reserve to provide Kent with a future growth boundary. 



District of Kent 
Supplementary Report to the 2005 Gateway Neighbourhood Plan 
September 2016 

 5

 
 
During the preparation of the District’s 2001 Official Community Plan, the ALC 
deferred further consideration to expand residential development on GNP properties 
pending a more detailed review in relation to the Regional Growth Strategy.  
 
Since that time the District’s 2001 Official Community Plan and the 2004 Fraser 
Valley Regional District’s Regional Growth Strategy, have been adopted both 
designating the GNP properties as Residential Reserve. 
 
As mentioned at the beginning of this section, the District’s current 2014 Official 
Community Plan designates the GNP properties as Residential Reserve. In addition 
a draft copy of the Fraser Valley Regional District’s 2014-2041 Fraser Valley Future 
document also continues to designate the GNP properties as Residential Reserve 
contained in the Urban Growth Boundaries for the region. 
 
 
1.1  Policy Framework 
 
The 2005 GNP was prepared to complement the 2001 Official Community Plan. 
Since that time, the District’s current 2014 Official Community Plan has been 
adopted with policies that continue to require that a neighbourhood plan be 
submitted to support development in the Residential Reserve. Those policies can be 
found in Section 4.3 (iv) of the OCP. 
 
1.2  Planning Context 
 
The boundary of the GNP has not changed. The only change is to the tenure of the 
property shown at the corner of  Highway #9 and McDonald Road, formerly owned 
by 586611 B.C.Ltd. This parcel has been subsequently subdivided into 5 single 
family residential parcels (RS-1) with 5 individual owners. All other ownerships 
shown in the GNP remain unchanged. 
 
 
1.3 Planning Process 
 
The Planning process has remained the same and the applicant, 586611 B.C.Ltd is 
submitting the 2005 GNP together with this supplementary report as an update in  
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support of their application to the Provincial Agricultural Land Commission for the 
exclusion of  the property at 7076 McDonald Road, Agassiz, B.C. 
 
 
2.0 Area Characteristics 
 
2.1 Current Land Uses 
 
As described in 1.2 of this report the main change to current land uses is the 
development of the 5 single family residential lots (1472/1476/1480 McDonald Lane 
and 7016/7020 McDonald Road) at the corner of  Highway #9 and McDonald Road 
and the subsequently created McDonald Lane. The land in this portion of the GNP 
was not in the Provincial Agricultural Land Reserve and had RS-1 zoning in place. 
The largest of the properties, 14.10 ha formerly used for the production of hay, is 
currently used for the cultivation of cedar trees for the landscape industry and is the 
property under application for exclusion from the Agricultural Land Reserve at the 
time of this report. All other uses on adjacent properties remain unchanged. 
 
2.2 Existing Land Tenure 
 
The ownership and size of the parcels within the GNP properties are shown in Table 
1.1 below 
 
   Table 1.1 – Land Tenure 
 

Address Ownership Size (hectares) 
   
Highway # 9 Gerard Vantol 0.46  
1472 McDonald Lane Owner/Occupied 0.06 
1476 McDonald Lane Owner/Occupied 0.06 
1480 McDonald Lane Owner/Occupied 0.06 
7016 McDonald Road Owner/Occupied 0.06 
7020 McDonald Road Owner/Occupied 0.06 
7076 McDonald Road 586611 BC Ltd                 14.10 
7180 McDonald Road John Vanlaerhoven  1.15 
7428 McDonald Road Cornelius Vanlaerhoven  1.93 
McDonald Lane ROW District of Kent 0.12 
Total Study Area  18.06 
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2.3 Surrounding Land Uses 
 
The GNP properties are located immediately adjacent to the Agassiz townsite. 
 
The significant changes, since the 2005 GNP was prepared, is the continued 
development of medium density residences on the west side of the Highway # 9 
between Mackay Crescent and Morrow Road . 
 
A major seniors housing complex has been built at 1525 Mackay Crescent, west of 
Highway # 9. 
 
 
2.4 Exisiting Policy & Regulations 
 
Residential -  Reserve requires a detailed neighborhood plan. Given the importance 
of these areas to the community, public consultation shall accompany the 
development of the neighbourhood plans. An application to remove Residential – 
Reserve property from the ALR will not be considered until the neighbourhood plan 
has been approved by Council. 
 
In the 2014 OCP – Residential Reserve policies expanding the policies outlined in 
the 2005 GNP were adopted and are summarized as follows; 
 
1. Lands designated in the Teacup residential (GNP) shall be developed as a  

compact and unique neighbourhood and reflect the area’s gateway location 
within the District of Kent. 

 
2. The area designated as Teacup Residential – Reserve properties are 

intended to be developed in comprehensive manner with a mixed single 
family, multi-family, residential uses and limited commercial use; 

 
3. Residential – Reserve lands shall be developed with sustainability principles 

in mind. Particular attention  will be given to providing a mixture of housing 
types located close to transit, parks and other amenities together with low 
impact development methods (e.g. natural drainage systems); 
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2.4 (cont’d) 
 
4. Low density housing types within the designation shall generally be single 

family but other low density housing types such as duplexes and coach 
houses may be considered. 

 
5. The overall density of the Residential – Reserve lands shall be approximately 

25 units per hectare for single family use and up to 75-111 units per hectare 
for multi-family use; 

 
6. Preparation of a comprehensive neighbourhood plan shall be required in 

areas designated Residential – Reserve prior to any development. The 
neighbourhood plan will identify: 

 
   a. Housing types, locations and densities; 
 
   b.    The approximate size and location of all other land uses such as parks, open  
            space, and community uses; 
 
    c.     Proposed commercial uses, the location of those uses and the approximate 
 size; 
 
    d.     Proposed open space characteristics, park requirement, acquisition and  
            development; 
 

e. Transportation networks including site access points, local roads, trails, 
Sidewalks and connections to neighbouring areas and transit; 

 
f. General pattern of subdivision; 
 
g. Current area characteristics, including slope and environmentally sensitive 

Areas (vegetation, wildlife, erosion potential, watershed characteristics); 
 

h. Servicing Plans demonstrating connection to the municipal water system 
and sanitary sewer systems; 

 
i. A storm water drainage analysis to ensure adequate storm water  

management and maintenance of the natural character of watercourses in 
the area; and 
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2.4.6. (cont’d) 
 

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

 
7. Once Council has adopted a neighbourhood plan, and in conjunction with a 

development application, the lands shall be re-designated to reflect the most 
appropriate designations (e.g. Residential – Single Family, Residential – Multi 
Family, Commercial and Park, Recreation and Open Space). 

 
8. Once Council has adopted a neighbourhood plan, and in conjunction with a 

development application, the lands to be re-designated for Residential – Multi 
Family shall be designated in Development Permit Area DPA-3. 

 
9. Once Council has adopted a neighbourhood plan, and in conjunction with a 

development application, the lands to be re-designated Commercial shall be 
designated in Development Permit Area DPA-4. 

 
 
2.5 Agricultural Land Reserve 
 
With the exception of the development of the 5 single family residential lots at the 
corner of  Highway #9 and McDonald Road and the subsequently created McDonald 
Lane, the remaining properties in the GNP are located in the Provincial Agricultural 
Land Reserve (ALR). Prior to any development occurring on these lands, approval 
to remove these lands from the ALR will be required from the Provincial Agricultural 
Land Commission (ALC). 
 
The Fraser Valley Regional Growth Strategy 2004 has been adopted by the 
Regional Board of which the District of Kent is a member. The strategy shows the 
GNP properties designated for Residential- Reserve which is consistent with the 
designation in the current 2014 OCP. 
 
2.6 Site Characteristics 
 
The site characteristics remain unchanged. 



District of Kent 
Supplementary Report to the 2005 Gateway Neighbourhood Plan 
September 2016 

 10

 
 
3.0 Development Influences 
 
3.1 Agricultural Land Reserve 
 
The most dominant influence affecting the lands within the study area is its current 
designation in the ALR. 
 
Since the adoption of the 2001 and 2014 OCP and the 2004 Regional Growth 
Strategy (RGS), the PALC has consented to the lands being re-designated 
Residential – Reserve thus no longer requiring an Agricultural designation. The 
Residential- Reserve designation in the OCP was created to prepare for future 
residential expansion when suitable lands are almost exhausted. 
 
Both the OCP and the RGS support concentrating urban expansion adjacent to 
defined urban centres, such as the Agassiz townsite.  
 
3.1.1 Residential Development Opportunities - Agassiz Townsite 
 
Since the completion of the 2005 GNP, the majority of lands identified at that time as 
residential opportunities have now been substantially completed. 
 
Table 2 – Potential / Completed Development Opportunities - Agassiz Townsite  
 
Project Location Proposed Units Completed Units 
McCaffrey Road – North 13 13 
McCaffrey Road – South 50 50 
Morrow Road – North 50-150 134 
Highway # 9 – West 50-150 144 
Total 163-363 341 
 
 
 
3.1.2 Growth Projections – Agassiz Townsite 
 
The 2014 OCP does not provide growth projections for the Agassiz townsite. The 
2005 GNP referred to growth statistics for the townsite that were provided in the 
2001 OCP. 
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3.1.2 (cont’d) 
 
It is expected that the GNP properties could yield between 250 to 300 new homes 
over a 15-20 year period.  
 
Residential Building Permits for the Agassiz townsite are updated as shown in Table 
4 below; 
 

Table 4 – Residential Building Permits Agassiz Townsite  2005 – 2015 
 

Year Single Family 
Residential Units 

Other Residential 
Units 

Total Number of 
Residential Units 

2005    
2006 41 5 46 
2007 22 33 55 
2008 30 12 42 
2009 4 9 13 
2010 10 3 13 
2011 6 14 20 
2012 7 9 16 
2013 6 24 30 
2014 3 17 20 
2015 2 25 27 

 
 
3.1.3 Absorption Potential – Agassiz Townsite 
 
The 2005 GNP projected that 50 – 70 units per year would be required to meet 
demand. This has simply not happened as reflected in the number of building 
permits issued for new dwellings between 2005 – 2015. 
 
 
3.2 Controlled Access Highways 
 
The posted speed limit on Highway #9 at the southwest corner of the study area has 
been reduced from 60km/hr to 50km/hr which continues through the townsite. 
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3.3 Adjacent Low Density Residential 
 
There are now 22 single family residential properties adjacent to the GNP properties 
with the addition of 5 lots at the corner of Highway #9 and McDonald Road. There 
are 13 homes that now look onto the study area. 
 
No other changes to this section. 
 
3.4 Flood Protection 
 
The 2014 OCP does not contain a Development Permit Area for flood protection as 
did the 2001 plan (DPA – 5). In 2007 the District of Kent introduced floodplain 
management regulation that established a flood construction level (FCL) for the GNP 
lands at 19.0m GSC. 
 
Section. 5.5 policy 1  in the 2014 OCP IS summarized as follows; 
 

1. Future development in the District of Kent must consider establishing a 
minimum finish floor elevation based on the latest flood elevations established 
plus freeboard; 

 
Other than the above change, section 3.4 of the 2005 GNP describes the 
requirements for flood protection which remain unchanged. 
 
 
3.5 Archaeological Influence 
 
No changes to this section 
 
3.6 Environmental Influence 
 
No changes to this section 
 
 
3.7 Mount Cheam 
 
No changes to this section. 
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3.8 Protective Services 
 
A community water system is now available to sections of the Agassiz townsite. 
The GNP properties are adjacent to the water system and connection will be 
required by the District. 
 
 
3.9 Summary of Development Influences 
 
No changes to this section 
 
 
4.0 Development Opportunities and Constraints 
 
4.1 Vantol Property 
 
No changes to this section. 
 
 
4.2 Market Opportunities 
 
In recent years the Agassiz townsite has seen the development of mainly strata units 
that have been marketed towards the retirement community. The opportunity for 
additional single family homes has now become an issue due to the lack of  available 
land. 
 
 
4.3 Entrance or Gateway to Agassiz 
 
No major changes to this section. The following comments are provided to 
supplement. 
 
The orientation of housing units on Highway #9 may be controlled by the inclusion in 
a Development Permit Area designation. 
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In addition to the comments regarding the buffer along the Agassiz Bypass, the 
District may consider extending the public trail system that exists west of Highway #9  
 
4.3 (cont’d) 
 
in the vicinity of Tuyttens Road. The trail system extension could run adjacent to the 
Bypass from Highway #9 to McDonald Road. 
 
 
4.4 Commercial Development Opportunities 
 
With the continued support in the OCP and the GNP for the central commercial core 
in the townsite of Agassiz, in the vicinity of Pioneer Ave, Cheam Ave and Highway 
#9, the 2005 GNP suggested a limited commercial opportunity could be provided for 
on the GNP lands. 
Revisiting this issue, this report recommends a commercial site not be designated in 
these lands due to a limited highway access and neighbouring concerns that may 
arise from surrounding properties in the future. If a commercial designation on the 
GNP lands is desired by the District of Kent it should take the lead role in regulating 
this commercial designation with strict controls on lot size, form and character and 
highway/pedestrian access. 
 
 
4.5 Summary of Development Opportunities 
 
No changes to this section. 
 
 
5.0 Conceptual Land Use 
 
The 2005 GNP referred to densities contained in the 2001 OCP. The current 2014 
OCP contains numbers that are consistent with those densities. 
 
With the exception of the designation of a commercial site as discussed in section 
4.4 of this report, the conceptual land uses remain unchanged. The conceptual plan 
is subject to refinement as development applications come forward and will be 
refined in the Zoning, Development Permit and Subdivision phases of an application. 
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6.0 Community Needs 
 
 
6.1     Park and Recreation 
 
The neigborhhood parkland dedication of 1 hectare described in the report, assumes 
a total parkland dedication for the entire number GNP properties and is conceptual in 
nature. In a practical sense, as applications come forward, the District of Kent will 
acquire parkland dedication through the subdivision process pursuant to the Local 
Government Act. As an example, the District has received cash in lieu/parkland DCC 
for the 5 residential lots on the corner of Highwa#9 and McDonald Road. Other 
parent properties in the GNP may not be large enough or desirable for parkland 
dedication Therefore, the final funding, dedication and approval of neighbourhood 
park will be the subject of further negotiation between the District and the 
landowners at the time of development.  
 
 
6.2 Fire Protection 
 
The GNP properties will be serviced by connection to the District of Kent Community 
Water System for fire protection. 
 
The GNP properties are within 2 km of Fire Hall, located at Morrorw Road and 
Industrial Way with good access to the Agassiz Bypass. 
 
 
6.3 Police Protection 
 
No change to this section 
 
7.0 Infrastructure & Servicing Plan 
 
The District of Kent’s Subdivision Control Bylaw continues to regulate the servicing 
standards for land development and the expansion of the District’s infrastructure. 
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7.1 Water Distribution 
 
The District now has a community water system and the GNP properties will be 
required to connect at the time of subdivision. In addition, water DCC’s will be 
collected for each lot/unit at the time of subdivision/building permit, pursuant to the 
District’s DCC bylaw and the Local Government Act. 
 
 
7.2 Storm Water Drainage 
 
In 2015, an Urban Drainage Plan was prepared by Ecora Engineering Ltd on behalf 
of the District of Kent. 
 
The report assumes the following for the GNP properties; 
 

1. 7180 & 7202 McDonald Road will connect directly to the proposed 1000mm    
storm pipe draining to Agassiz Slough. 

 
2.   7076 McDonald Road will outfall to the Agassiz Slough near Highway #9 with  

a new outfall. 
 
In addition storm, DCC’s will be collected for each lot/unit at the time of 
subdivision/building permit, pursuant to the District’s DCC bylaw and the Local 
Government Act. 
 
 
7.3 Sanitary Sewer Collection 
 
In 2014 an Urban Agassiz Townsite Sanitary Sewer System Report was prepared by 
Opus Dayton Knight Consultants Ltd on behalf of the District of Kent. 
 
The report states that the GNP properties are strategically located at the southern 
entrance of the Agassiz townsite on the east side of Hwy #9. In summary, it is likely 
that the connection to the existing Agassiz sanitary sewer system will be located at 
the McDonald Road North and Canterbury Drive intersection. 
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7.3 (cont’d) 
 
Sanitary sewer DCC’s will be collected for each lot/unit at the time of 
subdivision/building permit, pursuant to the District’s DCC bylaw and the Local 
Government Act. 
 
 
7.4 Transportation 
 
No major changes to this section. The updated traffic count information from the 
Ministry of Transportation is provided below; 
 
The average annual traffic volumes have not changed significantly since 2003. The 
average growth in traffic volumes on Highways #7 and #9 is less than 1%. 
As an example provided by the Ministry of Highways the traffic volume crossing the 
Agassiz Rosedale bridge has increased from 5,000 to 5,200 vpd. 
 
Based on the predevelopment numbers provided by the Ministry of Transportation it 
is anticipated that the Ministry and the District of Kent will require the intersection of 
Highway #9 and McDonald Road be upgraded at the time of development approval. 
 
 
7.5 Outside Utilities 
 
No changes to this section. 
 
8.0 Implementation 
 
8.1 Phasing of Development 
 
No changes to this section 
 
8.2 Public Amenities 
 
Vantol Property Purchase 
 
No changes to this section 
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School Sites 
 
School District 78 Fraser Cascade has provided the following enrolment numbers for 
Kent Elementary and the Agassiz Secondary School 
 
 
 07-08 08-09 09-10 10-11 11-12 12-13 13-14 14-15 15-16 16-17 
           
Kent 330 300 277 255 250 247 256 246 245 300 
AESS 400 430 418 403 387 364 319 323 328 292 
           
Total 730 730 695 658 637 611 575 569 573 592 
 
 
Neighbourhood Parks 
 
No changes to this section 
 
 
8.3 Development Financing 
 
No changes to this section 
 
 
8.4 Development Approval process 
 
The following changes to this section; 
 

 Suitable potable water supply by connection to the District’s community water 
system. 

 
 Official Community Plan Amendments are required to amend Development 

Permit Areas. 
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Appendix A – Summary of Policy Statements 
 
The following are changes to this section; 
 
 
 
Appendix A (cont’d) 
 
 
Policy 4 DPA – 5 was not included in the 2014 OCP – Floodplain Management  
  is now addressed at the time of subdivision/building permit. 
 
 


