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Regional Planning and Housing Services 
Tel. 604 451-6635 or via Email 

RPH-RegionalPlanning@metrovancouver.org 
November 12, 2021 

File: CP-11-01-RGS-13-010 

Roy M. Beddow, RPP, MCIP 
Deputy Director of Development Services 
City of Langley 
20399 Douglas Crescent 
Langley, B.C.   V3A 4B3 
VIA EMAIL:  rbeddow@langleycity.ca 

Dear Mr. Beddow: 

Consideration of the City of Langley’s Amended Regional Context Statement 

On July 30, 2021, the City of Langley submitted an amended Regional Context Statement and associated 
Regional Land Use Designation Map to Metro Vancouver for consideration. At its October 29, 2021 regular 
meeting, the Board of Directors of Metro Vancouver Regional District (Metro Vancouver) passed the 
following resolution: 

That the MVRD Board accept the City of Langley’s amended Regional Context Statement 
as submitted to Metro Vancouver on July 30, 2021. 

The City of Langley may now proceed with final adoption of its Official Community Plan and Regional 
Context Statement. 

If you have questions with respect to the resolution, please contact Mark Seinen, Senior Planner, Regional 
Planning and Housing Services, by phone at 604-456-8824, or by email at 
Mark.Seinen@metrovancouver.org. 

Sincerely, 

Sean Galloway, RPP, MCIP 
Director, Regional Planning and Electoral Area Services 
Regional Planning and Housing Services 

SG/HM/ms 

Encl: Report dated September 21, 2021, titled “Consideration of the City of Langley’s Amended 
Regional Context Statement” (47122148) 



 

47122148

To: Regional Planning Committee 

From: Mark Seinen, Senior Planner, Regional Planning and Housing Services 

Date: September 21, 2021 Meeting Date:  October 8, 2021 

Subject: Consideration of the City of Langley’s Amended Regional Context Statement 

RECOMMENDATION 
That the MVRD Board accept the City of Langley’s amended Regional Context Statement as submitted 
to Metro Vancouver on July 30, 2021. 

EXECUTIVE SUMMARY 
As part of its Official Community Plan update, the City of Langley has submitted an amended Regional 
Context Statement and associated Regional Land Use Designation Map to Metro Vancouver for 
consideration. The Regional Context Statement (RCS) is prepared to ensure consistency between the 
Official Community Plan (OCP) and Metro 2040, the regional growth strategy. The City’s amended 
RCS includes Regional Land Use Designation Map changes to 31 parcels, resulting in a net increase of 
approximately 13.8 hectares of land with a Mixed Employment regional land use designation, and 
optimizing land uses to support future rapid transit infrastructure.  

This report recommends that the MVRD Board accept the updated Regional Context Statement and 
all associated changes to the regional land use designations. 

PURPOSE 
This report seeks MVRD Board acceptance of the City of Langley’s amended Regional Context 
Statement in accordance with Section 448 of the Local Government Act. 

BACKGROUND 
The City of Langley has submitted an amended Regional Context Statement and associated Regional 
Land Use Designation Map to Metro Vancouver for consideration by way of a notification letter 
received July 30, 2021 (Attachment 1). The Regional Context Statement and associated Regional Land 
Use Designation Map (Attachment 2) form part of the City’s updated Official Community Plan 
(Reference 1), which received third reading at City Council on July 26, 2021. 

Section 446 of the Local Government Act requires that each municipality prepare and submit a 
Regional Context Statement that identifies the relationship between the municipality’s Official 
Community Plan (OCP) and the regional growth strategy. Regional Context Statements are to specify 
how the municipality’s respective OCP is consistent with the applicable Metro 2040 policy actions, or 
will be made consistent over time. Section 448 requires that the MVRD Board respond, by resolution, 
to the proposed Regional Context Statement within 120 days after receipt, or it is deemed to have 
been accepted. When the MVRD Board considers acceptance of a new or amended Regional Context 
Statement, it is expected that it be generally consistent with the goals, strategies, actions, and parcel-
based regional land use designations in Metro 2040.  

Section E 1.1 
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AMENDED REGIONAL CONTEXT STATEMENT  
The amended Regional Context Statement includes changes to regional land use designations within 
the City. The proposed changes (Figures 1 and 2) better align the updated OCP’s land use designations 
with those of Metro 2040; this affects 31 parcels located in the northern part of Langley Regional City 
Centre. 

Figure 1: Existing Regional Land Use Designations 

Figure 2: Proposed Regional Land Use Designations 

These proposed changes involve only the General Urban and Mixed Employment regional land use 
designations in Metro 2040. As summarized in Table 1, these changes would result in a net increase 
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of approximately 13.8 hectares of Mixed Employment land and a corresponding decrease of 13.8 
hectares of General Urban land.  

Table 1: Proposed Changes to Regional Land Use Designations in Hectares (ha) 
Proposed Change Parcels (n) General Urban Mixed Employment 
General Urban to Mixed Employment 22 -15.11 ha +15.11 ha 
Mixed Employment to General Urban 9 +1.31 ha -1.32 ha 
Total 31 -13.79 ha +13.79 ha 

POLICY FRAMEWORK AND ANALYSIS 
The City of Langley’s amended Regional Context Statement and its proposed regional land use 
designation changes have each been assessed in relation to the applicable Metro 2040 goals and 
policies. 

Regional Context Statement 
The Regional Context Statement as a whole demonstrates support for Metro 2040 in numerous ways. 
Attachment 2 contains a matrix, prepared by the City of Langley, that details the connections 
between revised Official Community Plan policies and Metro 2040 goals and policies. Staff find that 
the Regional Context Statement is aligned with Metro 2040 and satisfies each of the municipal 
Regional Context Statement requirements listed in each Strategy. 

Regional Land Use Designation Changes 
The proposed regional land use designation changes support the principles, goals and actions of 
Metro 2040. Analysis is provided on a Goal-by-Goal basis below. 

Goal 1 – Create a Compact Urban Area 
The subject parcels are located within the Urban Containment Boundary;
The subject parcels are located, with one exception, within Langley Regional City Centre in
close walking distance of a future SkyTrain station. The proposed changes support policies to
focus growth in Urban Centres and Frequent Transit Development Areas.

Goal 2 – Support a Sustainable Economy 
The net impact of the proposed changes is an additional 13.8 ha of lands with a Mixed
Employment regional land use designation. This will support new employment opportunities 
in an Urban Centre and key transit-oriented location, while expanding the regional supply of 
job-supporting lands. 
The changes also support buffering Mixed Employment lands by aligning the transition to
General Urban along significant transportation corridors. 
The proposal also supports the priority actions in the Regional Industrial Lands Strategy to
protect remaining industrial land, intensify and optimize industrial lands, and bring the 
existing land supply to market. 
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Goal 3 – Protect the Environment and Respond to Climate Change Impacts 
The proposed changes are coordinated with the future SkyTrain project, demonstrating how
land use and transportation infrastructure can be aligned to reduce energy consumption and 
greenhouse gas emissions. 

Goal 5 – Support Sustainable Transportation Choices 
The proposed changes are associated with the update to the City’s Official Community Plan
and a result of the future transit infrastructure investment in this area. The proposed 
amendments to the Regional Context Statements are consistent with Metro 2040’s 
transportation policies by promoting transit-oriented job growth in an Urban Centre. All of 
the proposed Mixed Employment sites are located along truck routes. 

When the Surrey-Langley SkyTrain project was announced, the City of Langley became a host 
municipality for a significant rapid transit investment. Further planning work was initiated to 
anticipate growth and accommodate new development forms around the project. With the City of 
Langley’s updated Official Community Plan and amended Regional Context Statement, that planning 
work is now complete. 

The City of Langley’s proposal involves amending the regional land use designations of approximately 
16 hectares of land. The Regional Context Statement is an appropriate tool to achieve this because 
the proposal would: 

increase alignment between the City’s new Official Community Plan and Metro 2040;
support the region’s collective goals for growth, economic development, and transit-oriented
communities; and
deliver a time-sensitive planning response to a forthcoming rapid transit investment.

Moreover, this approach is consistent with other Regional Context Statements with regional land use 
designation changes that have been submitted and considered by the MVRD Board, particularly in 
situations where there are environmental and public health impact concerns or to better align the 
regional land use designation with an existing land use / development.  

ALTERNATIVES 
1. That the MVRD Board accept the City of Langley’s amended Regional Context Statement as

submitted to Metro Vancouver on July 30, 2021. 

2. That the MVRD Board not accept the City of Langley’s amended Regional Context Statement as
submitted to Metro Vancouver on July 30, 2021, indicating the provisions to which the Board
objects and the reasons for objection, and request that the City of Langley amend its Regional
Context Statement and re-submit it to the Board for consideration.

3. That the MVRD Board not accept the City of Langley’s amended Regional Context Statement, and
recommend that the City of Langley submit a proposed Type 3 amendment to Metro 2040 to
provide affected local governments with the opportunity for comment on the proposed regional
land use designation changes.
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FINANCIAL IMPLICATIONS 
If the MVRD Board chooses Alternative 1, there are no financial implications to Metro Vancouver 
related to the acceptance of the City of Langley’s Regional Context Statement.  

If the MVRD Board chooses Alternative 2, a dispute resolution process may take place as prescribed 
by the Local Government Act. The cost of dispute resolution is prescribed based on the proportion of 
assessed land values. Metro Vancouver would be responsible for most of the associated costs. 

If the MVRD Board chooses Alternative 3, it would provide an opportunity for greater consideration 
and review by member jurisdictions on the proposed changes to the regional land use designations. 
Like Alternative 2, Alternative 3 could also trigger a dispute resolution process. 

CONCLUSION 
The City of Langley has submitted an amended Regional Context Statement and associated Regional 
Land Use Designation Map to Metro Vancouver that is broadly supportive of the Metro 2040 policy 
framework. The City’s Regional Land Use Designation Map proposes changes to 31 parcels to better 
align with the updated OCP land use designations. The changes are consistent with Metro 2040 
policies given that: the parcels are located, with one exception, within a Regional City Centre in close 
walking distance of a future SkyTrain station; and there is a net gain of 13.8 ha of Mixed Employment 
lands, which will support new industrial and employment opportunities in an Urban Centre.  

Should the MVRD Board accept the City’s amended Regional Context Statement, staff will incorporate 
the regional land use designation changes into the regional growth strategy through a future 
housekeeping regional growth strategy bylaw amendment. Staff recommend Alternative 1.  

Attachments (47185075) 
1. Correspondence re: Official Community Plan Bylaw, 2021, No. 3200 – Regional Context

Statement, from City of Langley, dated July 27, 2021 
2. City of Langley proposed Regional Context Statement and Regional Land Use Designation Map

References 
1. City of Langley Official Community Plan & Zoning Bylaw Updates
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