
 

Special Council 
Agenda 

 
 

The agenda for the Special Meeting of Council to be held in the Council Chambers of the 
Municipal Hall, 8645 Stave Lake Street, Mission, British Columbia on Wednesday, August 20, 2014 
commencing at 3:00 p.m. 

1. CALL TO ORDER  

2. ADOPTION OF AGENDA  
3. NEW BUSINESS  

 (a)  

 

Rezoning Application R14-009 (Ledcor Resources) – 29960 
Lougheed Highway 

Page 2 

4. BYLAWS FOR CONSIDERATION  

 RECOMMENDATION:  That the readings of all bylaws included in the Bylaws section of 
the August 20, 2014 Special Council agenda be approved as listed. 

 

(a) Zoning Amending Bylaw 5414-2014-5050(132)  
R13-032 (District of Mission) – a bylaw to replace Section 1004 to 
include a new Industrial General Two Zone (ING2) to permit barge 
loading, and to rezone 29920 Lougheed Highway, 7277 Nelson 
Street, 7150 Bank Street, and 33516 Harbour Avenue from the 
Industrial General Zone (ING) to the Industrial General Two Zone 
(ING2)  

(This is subject to Council granting Third Reading of said bylaw on 
August 18, 2014.) 

Adoption 

 

(b) Zoning Amending Bylaw 5453-2014-5050(147)  
R14-009 (Ledcor) – a bylaw to rezone property at 29960 Lougheed 
Highway from the Industrial General Zone (ING) to the Industrial 
General Two Zone (ING2) 

(This is subject to adopting Zoning Amending Bylaw 5414-2014-
5050(132).) 

First and 
Second 

Readings 

5. ADJOURNMENT  
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Development Services 
Staff Report to Council 

STAFF REPORT TO COUNCIL Page 1 of 12  

DATE:   August 20, 2014 

TO:   Mayor and Council 

FROM: Marcy Bond, Senior Planner  

SUBJECT: Rezone the property located at 29960 Lougheed Highway to the new 
Industrial General Two (ING2) Zone to allow for Barge Loading 

ATTACHMENTS: Appendix 1 - Information for Corporate Officer 
 Appendix 2 - Location Map 

Appendix 3 - Ortho Photo 
Appendix 4 - Site Plan and Environmentally Sensitive Areas 
Appendix 5 - Detailed Site Plan  
Appendix 6 - Detailed Environmentally Sensitive Areas 
Appendix 7 - Detail Fraser River Environmentally Sensitive Areas 
 

CIVIC ADDRESS: 
 

29960 Lougheed Highway  

 
APPLICANT: 
 

Ledcor Resources and Transportation Ltd. 

OCP: 
 

This application is in conformance with the current 
OCP designation of Industrial 

DATE APPLICATION COMPLETE:  
 

 
August 6, 2014 

LOCATION:  
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LAND USE RECOMMENDATIONS: 

Council consider and resolve: 
 

1. That a bylaw be prepared to amend District of Mission Zoning Bylaw 5050-2009 by rezoning 
the property located at 29960 Lougheed Highway from Industrial General (ING) Zone to 
Industrial General Two (ING2) Zone; 

2. That the bylaw be considered for 1st and 2nd readings at the Special Council meeting on 
August 20, 2014; and 

3. That following these readings, the bylaw be forwarded to a Public Hearing on September 2, 
2014.  

 

PROPOSAL 

Development application R14-009 has been received from Ledcor Resources and Transportation 
Limited (LR&T) seeking to rezone the property located at 29960 Lougheed Highway from the 
Industrial General (ING) Zone to the Industrial General Two (ING2) Zone.  The rezoning would allow 
for a new barge loading facility to be located on the subject property.  While a portion of the property 
is currently used by LR&T for wood chip storage, this new barge loading operation will be an 
expansion of LR&T’s current barge loading operation on the adjacent property to the west located at 
29920 Lougheed Highway.  The remaining portion of the property is vacant and is used seasonally as 
pasture lands.  This vacant area will now be used for chip storage. 

SITE CHARACTERISTICS 
The subject property is 6.09 hectares (15.05 acres) in area. As Appendix 2 shows, the property is 
located on the south side of the Lougheed Highway, west of Chester Street.  The site is accessed by 
way of a private drive off the Lougheed Highway through a Canadian Pacific Railway (CPR) right-of-
way.  The private access road crosses a level controlled CPR crossing.   

The ortho photo (attached as Appendix 3) indicates the existence of a fish bearing creek (Chester 
Creek) and associated tributary, bisecting the property.  The photo also shows an existing barge 
loading facility to the immediate west that is also owned and operated by LR&T.  The northern portion 
of the subject property is well vegetated, where the southern portion is currently used as pasture 
lands.  A small portion of the subject property, adjacent to the existing barge loading operation, is 
used for wood chip storage.  There are currently no structures or other improvements on the property. 

The proposed barge loading operation will be located at 29960 Lougheed Highway as shown on 
Appendix 3. A detailed site plan on Appendix 4 provides an overview of how the site will be 
developed.  The development plan for the site includes the installation of a scale and truck turn 
around on the north side of Chester Creek (Appendix 5).  A covered conveyor will move the wood 
chips from the north side to the south side of Chester Creek.  A front end loader will then move the 
wood chips to a hopper and then onto a second conveyor (Appendix 4) for loading onto barges.  
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ZONING BYLAW COMPLIANCE (Bylaw 5050-2009) 

Until recently barge loading operations were a prohibited use within the Zoning Bylaw.  To promote 
industrial business opportunities within Mission, Council adopted the new Industrial General Two 
(ING2) Zone which added barge loading as an outright permitted use to the Bylaw.  The ING2 Zone 
carries over all the other provisions and allowances of the Industrial General (ING) Zone but 
maintains Council control over where such new barge loading operations can be located.  It is noted 
that there are four barge loading operations in the District that are classified under a legal non-
conforming status, and which will be presented for public hearing on August 18, 2014, one of which is 
the existing LR&T operation at 29920 Lougheed Hwy.  LR&T now seeks to rezone the adjacent 
property from the ING Zone to the ING2 Zone to allow for a new barge loading facility adjacent to their 
existing operation (Appendix 3).   

PLANNING ANALYSIS 
Economic Benefit 

This reach of the Fraser River has a long history of industrial activities.  The re-introduction of barge 
loading as a permitted use on the banks of the Fraser River is consistent with Council’s goals and 
objectives to creating a strong economic climate in Mission.   

Access 

Given that the rezoning of the subject property would allow the establishment of another barge 
loading operation alongside the existing non-conforming barge loading facilities, the Ministry of 
Transportation and Infrastructure (MOTI) required the proponents to provide an access study to 
evaluate the safety of the existing intersection at the Lougheed Highway with respect to increased 
truck traffic (the access and intersection are shown on Appendix 3).   

To address the MOTI’s concern, LR&T hired Creative Transportation Solutions (CTS) to complete an 
Access Study to evaluate the safety of the intersection based on the potential for increased truck 
traffic that would be generated with both sites operating barge loading facilities. The study confirmed 
that the existing access is adequate and safe for the potential increase in volumes of truck traffic. 
Although the report focussed on truck traffic impacts associated with barge loading, the report did not 
take into account the traffic impacts that might result from the other permitted uses in the ING2 Zone 
that could be introduced on the property.   

To mitigate this potential impact, the MOTI required that a restrictive covenant be registered against 
the title of each property, limiting the Zone’s permitted uses to only barge loading until such time the 
following is satisfied:  (i) a Traffic Impact Analysis (TIA) is completed for the a use other than barge 
loading, (ii) the TIA is accepted by the MOTI, and (iii) any additional works or measures 
recommended by the TIA to accommodate a use other than barge loading are completed or taken.  

Environmental Protection 

The applicant has submitted a report from Scott Resources Services Inc. (SRS), dated August 6, 
2014 that identifies three water bodies requiring streamside protection and enhancement works.  The 
environmental areas identified are (i) Tributary 1 (ii) Chester Creek and (iii) the Fraser River.  These 
areas are shown on attached Appendices 3-5 inclusive and show the recommended setbacks for 
each watercourse and the enhancement areas subject to further mitigation.  The report identifies a 
total of approximately 7,262 sq. metres of land that will be mitigated as part of this project.  Mitigation 
works will be accomplished through the following three methods: 

1. Replacing 4,072 sq. m of non-functional riparian habitat on the south bank of Chester Creek 
with native plants; 
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2. Rehabilitating 2,234 sq. m of low –quality riparian habitat on the north bank of the Fraser 
River; and by  

3. Flexing and smoothing setback boundaries to the south of Chester Creek and to the north of 
the Fraser River, for an increase in the setback area of 956 sq. m. 

The SRS report confirms that the proposed barge loading facility will “not result in the permanent loss 
of existing high-value riparian habitat”. The report also states that “the mitigation works proposed in 
this report ensures that all loses of potential riparian habitat will be compensated by rehabilitating low 
value riparian habitat to a healthy condition”. In addition, the report concludes that the mitigation 
works are expected to improve fish habitat in the area.   

A bond for the planting and mitigation works will be required prior to adoption of the zoning amending 
bylaw. Once SRS has confirmed that the planting and mitigation works have been completed, the 
bond, less 10%, will be released. The 10% of the bond will be held back for a period of 2 years to 
ensure that the planting works have been properly maintained and have survived over the longer 
term.   

Parks and Trails 

The Fraser Valley Regional District (FVRD) - Experience the Fraser 

With the completion of the “Experience the Fraser (ETF) Concept Plan” in 2011 and the “Lower 
Fraser River Corridor Project Implementation Plan for Local Governments” in 2012, the ETF project is 
in the implementation phase of building connections between the various communities, parks, natural 
features, historic and cultural sites and other points of interest along the Lower Fraser River corridor.  
As with other properties that are being rezoned along the riverfront, there comes the opportunity for 
the District to begin discussions with the property owners about ways rights-of-ways and access 
through properties could be secured for the ETF pedestrian trails.   
 
Due to the potential conflict between industrial use activities and trail users on some properties, some 
trails may have to be re-routed inland.  It is important for property owners to know that access for a 
trail through their property is desired by the District when they are planning foreshore related uses on 
their property.  Therefore, a discussion will be initiated with the property owner with the goal of 
obtaining public access through the property and with the result being reported back to Council. 
 
COMMUNICATION  
The developer has posted one (1) development notification sign on the site summarizing the 
proposed development. Provided a public hearing date is determined by Council, the sign will be 
modified to advertise the public hearing details (i.e. date, time and place). In addition, a notice will be 
mailed to the owners and to the occupiers of all properties within a radius distance of 500 metres 
(1,640 ft.)   

Policy LAN. 50 - Pre-Public hearing Information Packages 

A pre-public hearing information package will be prepared to include copies of all applicable 
documents and will be made available online or at municipal hall for public viewing. 

Bylaw 3612-2003 Land Use Application Procedures and Fees 

A notice of Public Hearing will be prepared in accordance with Bylaw 3612-2003 and the Local 
Government Act. 
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INFORMATIONAL NOTES 
1. The zoning amending bylaw must be signed by Ministry of Transportation and Infrastructure prior to 

adoption. 

2. Bonding for the mitigation works must be received prior to adoption of the zoning amending bylaw. 

 

SIGN-OFFS:  

 

Marcy Bond, Senior Planner 

 

 
 
Reviewed by: 
Dan Sommer, Manager of Planning 

 
Comment from Chief Administrative Officer 
Reviewed.  

 

 
G:\COMDEV\MARCY\APPLICATIONS\REZONING\2014 APPLICATIONS\COW JULY 7, 2014.DOCX 
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Appendix 1 
Information for Corporate Officer 

 
Civic Address: 
 

29960 Lougheed Highway 
 

PID: 014-842-386 
 

Legal: Parcel “C” (Reference Plan 4578) District Lot 436 Group 1 Except: 
Firstly: Parcel “D” (Reference Plan 2583), Secondly: Parcel “B” 
(Reference Plan 4577), Thirdly: Parcel “H” (Reference Plan 5558), 
Fourthly: Parcel “H” (Reference Plan 6700) Fifthly: Part on Plan 4898, 
Sixthly: Part Subdivided by Plan 23384, New Westminster District 
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Appendix 2 
 

Location Map 
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Appendix 3 
Ortho Photo 
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Appendix 4 

Site Plan and Environmentally Sensitive Areas 

  

SEE DETAILED SITE 
PLAN & 
ENVIRONMENTALLY 
SENSITIVE AREAS  

SEE DETAILED FRASER 
RIVER SETBACK  

BARGE LOCATION 
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Appendix 4 

 Detailed Site Plan 
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Appendix 6  

Detailed Environmentally Sensitive Areas 

 
  

TRIBUTARY CROSSING 

CHESTER CREEK 
CROSSING 
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Appendix 5  

 
Detailed Fraser River Environmentally Sensitive Area 

 

 

 

13


	sca140820 bylaws
	R14-009 CoW August 20 29960 Lougheed (Ledcor) final
	PROPOSAL
	Development application R14-009 has been received from Ledcor Resources and Transportation Limited (LR&T) seeking to rezone the property located at 29960 Lougheed Highway from the Industrial General (ING) Zone to the Industrial General Two (ING2) Zone...
	SITE CHARACTERISTICS
	SIGN-OFFS:
	Appendix 4
	Site Plan and Environmentally Sensitive Areas
	Appendix 4
	Detailed Site Plan
	Appendix 6
	Detailed Environmentally Sensitive Areas
	Appendix 5
	Detailed Fraser River Environmentally Sensitive Area




