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@ SERVICES AND SOLUTIONS FOR A LIVABLE REGION

To: Regional Planning Committee

From: Victor Cheung, Senior Policy and Planning Analyst
Regional Planning and Housing Services

Date: January 3, 2024 Meeting Date: January 12, 2024
Subject: Metro 2050 Type 2 Proposed Amendment — City of Maple Ridge (Yennadon Lands)
RECOMMENDATION

That the MVRD Board:

a) initiate the Metro 2050 amendment process for the City of Maple Ridge’s requested
regional land use designation amendment from General Urban and Agricultural to Industrial
and Conservation and Recreation for the lands located at 22913 127 Avenue, 22992 127
Avenue, 22870 127 Place, 22948 128 Avenue, 22990 128 Avenue, 23008 128 Avenue, 23154
128 Avenue, 12640 228 Street, 12639 232 Street, 12685 232 Street, 12759 232 Street,
12761 232 Street, and 12791 232 Street;

b) give first, second, and third readings to “Metro Vancouver Regional District Regional Growth
Strategy Amendment Bylaw No. 1376, 2024”; and

c) direct staff to notify affected local governments as per section 6.4.2 of Metro 2050.

EXECUTIVE SUMMARY

The City of Maple Ridge is requesting a Type 2 Metro 2050 Amendment for a 25.4 hectare site
comprised of 13 properties located south-west of the intersection of 232 Street and 128 Avenue.
The proposed amendment would adjust the Urban Containment Boundary to include 23154 128
Avenue and 12791 232 Street (approximately 2 hectares in total), and redesignate the regional land
uses from General Urban and Agricultural to Industrial and Conservation and Recreation to
accommodate future industrial uses and protect a portion of the site for nature.

The proposed amendment has been assessed in relation to applicable Metro 2050 goals and policies
as follows:
e Would add 18 hectares of Industrial land to contribute to the region’s industrial land supply,
which is facing a critical shortage;
e Would add 7.4 hectares of Conservation and Recreation land and may contribute to the
region’s lands protected for nature target, if additional legal mechanisms are applied;
e Would redesignate 2 hectares of Agricultural land and 23.4 hectares of General Urban land;
e The introduction of industrial uses has the potential to negatively affect adjacent
agricultural uses; the effects are being addressed through the Yennadon Lands Employment
Park Design Guidelines; and
e The subject properties are strategically located from a goods movement perspective, and
while currently not well serviced by transit, the City has future plans for active
transportation options in the area.
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The requested Metro 2050 Type 2 amendment bylaw requires adoption through an amendment
bylaw passed by an affirmative two-thirds weighted vote of the MVRD Board. Although some of the
proposed land use changes would be considered Type 3 amendments the City of Maple Ridge has
packaged all proposals together as a Type 2 amendment.

PURPOSE

To provide the Regional Planning Committee and MVRD Board with the opportunity to consider
the City’s request to amend Metro 2050 to accommodate industrial uses and protected natural
areas through a Metro 2050 Type 2 amendment.

BACKGROUND

On August 2, 2023, Metro Vancouver received a request from the City of Maple Ridge to consider a
Metro 2050 amendment for the subject site. The proposed amendment would expand the Urban
Containment Boundary and amend regional land use designations from General Urban and
Agricultural, to Industrial and Conservation and Recreation. Proposed amendments are provided to
the Regional Planning Committee and MVRD Board for consideration.

SITE CONTEXT

The subject site is 25.4 hectares in size and comprises 13 properties (Table 1). It is bounded
respectively by the Agricultural Land Reserve to the north and east and an existing single detached
residential neighbourhood to the south and west (Figure 1). The subject site is currently largely
within the Urban Containment Boundary (92 percent), with the exception of the properties at
23154 128 Avenue and 12791 232 Street (approximately 8 percent or 2 hectares), which are
designated Agricultural in Metro 2050.

The majority of the subject lands are designated Agricultural in the City’s Official Community Plan
(OCP) and zoned RS-3 (One Family Rural Residential) and RS-2 (One Family Suburban). The subject
lands are designated General Urban and Agricultural in Metro 2050 (Figure 2) and the City of Maple
Ridge’s Regional Context Statement. None of the lands are within the Agricultural Land Reserve.
The City’s staff report on the proposal notes that the existing uses on the lands range from single-
family use to vacant underutilized lands (Attachment 2). Additional site information can be found in
the City’s submission and staff report (Attachments 1 and 2), and a summary of the existing site
description is provided in Table 1.

Table 1. Existing Site Description
Address Current Zoning  Current OCP Land Current Inside the Urban
Use Designation Regional Land Containment
Use Designation Boundary?

22913 127 Avenue | RS-3 Agricultural General Urban Yes
22992 127 Avenue | RS-3 Agricultural General Urban Yes
22870 127 Place RS-3 Agricultural General Urban Yes
22948 128 Avenue | RS-3 Agricultural General Urban Yes
22990 128 Avenue | RS-2 Agricultural General Urban Yes
23008 128 Avenue | RS-3 Agricultural General Urban Yes
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23154 128 Avenue  RS-3 (84%)and | Agricultural Agricultural No
RS-2 (16%)*
12640 228 Street RS-3 Agricultural (97%) General Urban Yes
and Residential (3%)*
12639 232 Street RS-3 Agricultural General Urban Yes
12685 232 Street RS-3 Agricultural General Urban Yes
12759 232 Street RS-3 Agricultural General Urban Yes
12761 232 Street RS-3 (75%) and | Agricultural General Urban Yes
RS-2 (25%)*
12791 232 Street RS-2 Agricultural Agricultural No

*Multi-zoned and/or multi-designated parcels

Figure 1. Site Context

PROPOSED REGIONAL LAND USE DESIGNATION AMENDMENT

The City of Maple Ridge has held a public hearing and granted 3™ reading to the respective OCP and
zoning amendment bylaws. The proposal would amend the City’s OCP and Zoning Bylaw for the
subject site to accommodate industrial uses and protected natural areas. The City can only proceed
to adopt the proposed OCP amendments after the MVRD Board approves the corresponding Metro
2050 Type 2 amendment given the change of land use being requested. The proposed land use
changes are outlined in Table 2 and on Figures 2 and 3.
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Table 2. Proposed Site Designations

Current Proposed
Metro 2050 General Urban and Agricultural Industrial (18 ha) and Conservation
and Recreation (7.4 ha)
ocCP Agricultural Industrial and Conservation
Zoning RS-2 (Single Detached Suburban Residential) = M-7 (Employment Park Zone)
and RS-3 Single Detached Rural Residential

Figure 2. Existing Regional Land Use Designations
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Should the application proceed, an updated Regional Context Statement (RCS) that reflects the
proposed regional land use designation change will be required. Maple Ridge will submit an
updated RCS for consideration of acceptance should the MVRD Board initiate and give initial
readings to the proposed Metro 2050 amendment bylaw.

REGIONAL PLANNING ANALYSIS

The City of Maple Ridge’s proposed Metro 2050 amendment has been assessed in relation to the
applicable goals and policies of the Regional Growth Strategy. The intent of the assessment by
Regional Planning staff is to identify any potential regional planning implications and the regional
significance of the proposed land use changes in consideration of Metro 2050, not to duplicate the
municipal planning process. Metro 2050 sets out a long-term regional vision to support growth and
change while protecting the natural environment, fostering community well-being, and supporting
economic prosperity, among other objectives (Reference 1). Staff’s role in assessing amendment
requests is primarily to consider any implications to the shared Metro 2050 vision, goals and
strategies from a long-term, regional perspective. A summary of the regional analysis is provided as
follows.

Goal 1: Create a Compact Urban Area

Goal 1 of Metro 2050 includes strategies to concentrate urban development within the Urban
Containment Boundary, and to direct growth to a network of Urban Centres and along transit
corridors, with an aim to support the development of resilient, healthy, connected, and complete
communities with a range of services and amenities.

Consideration 1: Urban Containment

The majority of the subject site (92%) is currently within the Urban Containment Boundary; the
proposed amendment will expand the Urban Containment Boundary by approximately 2 hectares
or 8% of the subject site. The properties that are currently outside the Urban Containment
Boundary have been deemed to be “unsuited for agriculture” and were approved for removal from
the Agricultural Land Reserve by the Agricultural Land Commission on June 28, 2023. These
properties are surrounded on three sides by lands that are within the Urban Containment Boundary
and designated General Urban. Given this context, there is a supportable rationale that these lands
be included with a regional land use designation that is consistent with the site as a whole, and be
included within the Urban Containment Boundary. Staff do not believe the amendment will lead to
a proliferation of proposed amendments given the site context described above.

Consideration 2: Development of resilient, healthy, connected & complete communities

The proposal will create an employment area in close proximity to an established residential
neighbourhood, where residents and workers can take advantage of a short commute to work or
trip for services. Under the site’s current designation, the majority of the site would likely have
been redeveloped as low density residential, which would not have positively contributed to
building a complete community as envisioned in Goal 1 of Metro 2050. Although the site is not
located within an Urban Centre or a FTDA, the location would be considered an appropriate
location for light industrial uses. The employment area is intended to be small-scaled with limited
building heights and sizes and includes design guidelines and subjected to a Development Permit, to
better fit within the neighbourhood and support the creation of a complete community. The
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proposal supports the City’s 2014 Commercial & Industrial Strategy which identified the need for an
additional 69-93 hectares of additional industrial lands by 2040. The creation of this employment
area is consistent with strategy 1.3 of Metro 2050, in particular policy 1.3.7 a) that states that
member jurisdictions will support the creation of compact, mixed use, walkable communities. On
balance the proposed amendment supports the policies in Goal 1.

Goal 2: Support a Sustainable Regional Economy

Goal 2 of Metro 2050 includes strategies to promote land development patterns that support a
diverse regional economy. This includes the protection and enhancement of the region’s supply of
industrial and agricultural lands, while supporting employment opportunities close to where people
live.

Consideration 1: Enhancement of the region’s supply of industrial lands

It has been well documented in the Metro Vancouver Regional Industrial Lands Strategy and other
reports that the region is facing a critical shortage of industrial lands. 27 percent of the region’s jobs
are located on industrial lands, and there continues to be significant demand for industrial lands
with very low vacancy rates, which is constraining the region’s economic and employment growth.
The proposed amendment, if approved, would add 18 hectares of new industrial land that would
support employment opportunities within an existing residential context. The creation of this
employment area is consistent with strategy 2.1 of Metro 2050, in particular policy 2.1.10 a) which
states that member jurisdictions will support economic opportunities and context specific industrial
and employment areas.

The small scale nature of this employment area supports policy 1.2.24 c) ii) that discourages the
creation of major trip generating non-residential uses outside of Urban Centres and Frequent
Transit Development Areas. The City’s Commercial and Industrial Strategy identifies the Yennadon
lands as a potential location of employment uses. It is not clear what uses are intended for the new
industrially-designated lands, other than the City’s staff report noting that “the technology sector,
light manufacturing companies, and professional offices” would be appropriate for the site. The
Industrial regional land use designation does not support stand-alone office uses, as those should
be more appropriately located in commercial areas, and in Urban Centre locations in particular.

Consideration 2: Impact on the region’s agricultural lands

Metro 2050 recognizes the importance of agricultural lands and their significance as a part of the
region’s economy and in supporting regional resilience. The proposed amendment, if approved, will
result in the loss of 2 hectares of agricultural land. The Agricultural regional land use designation is,
for the most part, aligned with the provincial Agricultural Land Reserve. The strategies and policies
of Metro 2050 recognize the primacy of the Province’s role in identifying and protecting
agriculturally viable lands in the region. None of the subject properties are in the Agricultural Land
Reserve; the properties at 23154 128 Avenue and 12791 232 Street have been deemed to be
“unsuited for agriculture” and were removed from the Agricultural Land Reserve by the Agricultural
Land Commission on June 28, 2023 (Attachment 3). The City’s staff report references Agriculture
Edge Planning Guidelines and buffer / edge considerations as part of the Yennadon Lands
Employment Park Design Guidelines as a means to mitigate any impacts of the industrial
development of the site on surrounding agricultural lands.
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While the proposed amendment involves the redesignation of Agricultural lands, they are not
within the Agricultural Land Reserve. Efforts have been incorporated into the application to
minimize impacts on the surrounding agricultural lands. Given the shortage of industrial lands in
Metro Vancouver, providing 18 hectares of new industrial lands to the region is considered a
benefit to the region and on balance the proposed amendment can be considered to support the
policies in Goal 2 in Metro 2050.

Goal 3: Protect the Environment, Address Climate Change, and Respond to Natural Hazards
Goal 3 includes strategies to protect, enhance, restore and connect ecosystems while advancing
land uses that reduce greenhouse gas emissions and improve resilience to climate change impacts.

Consideration 1: Protecting Conservation and Recreation Lands

The proposed amendment would redesignate 18 hectares of the subject lands from General Urban
lands to Industrial. While this will result in the development of presently underdeveloped and treed
lands, 25.4 hectares of the site are currently already set aside for development with a General
Urban land use designation. The amendment, if approved, will preserve 7.4 hectares by
redesignating a portion of the site from General Urban to a Conservation and Recreation regional
land use designation. This portion of the subject site includes lands that contain sensitive and
modified ecosystems which have been identified as critically important for the region to protect. If
other legal mechanisms such as conservation covenants or parkland dedication are also applied,
these lands would contribute towards Metro 2050’s target set out in policy 3.2.1 a) to “increase the
area of lands protected for nature from 40% to 50% of the region’s land base by the year 2050.” The
City’s staff report and Design Guideline further notes protections for Coho Creek through setbacks
and storm water management.

The City’s Tree Protection and Management Bylaw includes requirements for retaining and
replacing trees. If replacement trees are planted in suitable locations, within the Urban
Containment Boundary and maintained to ensure they achieve more tree canopy cover than the
original trees, then the proposed amendment will contribute towards Metro 2050’s target set out in
policy 3.2.1 b) to increase the total regional tree canopy cover within the Urban Containment
Boundary from 32 to 40 percent by 2050.

Given the supportive policies included in this application, and the proposed resignation of 7.4
hectares of lands to Conservation and Recreation that contain sensitive and modified ecosystems
currently designated as General Urban in Metro 2050, the proposed amendment is aligned and
supports the policies Metro 2050 Strategy 3.1 and 3.2.

Consideration 2: Addressing Climate Change

In terms of the proposals impacts on Climate Action, the regional analysis is inconclusive as there
was no comprehensive analysis of greenhouse gas emissions associated with the project or a
baseline provided in the application materials. Future amendments to Metro 2050 may allow for
greater consideration of these elements, keeping in mind that analysis is at the land use scale, not
development proposal scale.
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Goal 4: Provide Diverse and Affordable Housing Choices
Goal 4 includes strategies that encourage greater supply and diversity of housing to meet a variety
of needs.

Consideration 1: Expanding the supply and diversity of housing

Given the subject properties' existing General Urban regional land use designation, and existing
uses that include rural and suburban single-family dwellings, it is not anticipated that these
properties would generate any increased density or additional supply of diverse forms of housing
under current conditions. Although the region is in urgent need of additional housing supply; low-
density, single-detached forms of housing will not have a significant impact on the region’s goal to
achieve greater housing supply and diversity (in tenure, size, and type), and housing options that
will meet a variety of needs, including affordable housing. This amendment will enable economic
and employment opportunities while addressing the need for greater housing diversity in
alternative areas more suited for residential development such as Urban Centres and areas with a
wider range of transportation options to reduce auto dependency.

Goal 5: Support Sustainable Transportation Choices

Goal 5 includes strategies that encourage the coordination of land use and transportation to
encourage transit, multiple-occupancy vehicles, cycling and walking, and support the safe and
efficient movement of vehicles for passengers, goods and services.

Consideration 1: Supporting efficient movement of goods and services

The subject site is strategically located from a goods movement perspective. Although Maple Ridge
does not designate truck routes, 232 Street is classified as a municipal road with no truck travel
restrictions. 232 Street connects with significant nearby goods movement corridors such as
Abernethy Way and Dewdney Trunk Road. The site’s strategic location from a goods movement
perspective makes the proposed land use designation change to Industrial desirable from a regional
transportation perspective.

Consideration 2: Supporting sustainable transportation options

The site is served by two transit routes (i.e., the 733 and 741), both of which have variable
headways throughout the day. These bus routes link the Yennadon area to Haney Place, a Metro
2050 Regional City Centre, with extended routings during peak hours to connect with West Coast
Express commuter rail services at Port Haney Station. The proposed development plan includes a
pathway and trail system that connects to the surrounding residential neighbourhood. The City’s
staff report notes that there are future plans for active transportation facilities on both 128 Avenue
and 232 Street.

The presence of transit and introduction of new active transportation infrastructure should help
expand sustainable transportation options in this part of the region. To increase the benefits of this
infrastructure, the City can work with TransLink to enhance transit service on both the 733 and 741
routes (as was done recently in September 2023) and develop Transportation Demand
Management programs for the site. Expediting construction of the 128 Avenue and 232 Street
active transportation facilities in conjunction with site development would also increase benefits.
Despite these opportunities to improve sustainable transportation options, trips to and from this
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site are still anticipated to be primarily from single occupancy vehicles. On balance the proposed
amendments support the policies in Goal 5 in Metro 2050.

IMPLICATIONS FOR METRO VANCOUVER UTILITY SERVICES
Below is a summary of anticipated impacts on Metro Vancouver’s utilities.

Liquid Waste Services (GVS&DD)

The subject lands are not within the Fraser Sewerage Area; therefore a separate application to the
GVS&DD will be required should the intent be to service and connect these lands to the regional
sewerage system. Sewer servicing for this area has not been included in the design for the Golden
Ears Pump Station, or the proposed expansion of Northwest Langley WWTP. Detailed flow and
population estimates are required to perform an impact analysis. As soon as utility servicing and
population details are available, the City is requested to forward the information to Metro
Vancouver’s Liquid Waste Services. Normal sewer servicing amendment application processes will
be required prior to connecting any Industrial designated properties to the regional sewer system.

Water Services (GVWD)

The City’s staff report does not provide an estimation of the increase in population served and
associated water demand resulting from this redesignation and rezoning. As soon as the water
demand and population details are available, the City is requested to forward the information to
Metro Vancouver’s Water Services. The City of Maple Ridge’s water distribution system must be
capable of providing fire flows to the subject lands as Metro Vancouver’s water transmission system
cannot be relied on to provide fire flows.

REGIONAL PLANNING ADVISORY COMMITTEE COMMENTS

An information report on the amendment application was provided to the Regional Planning
Advisory Committee (RPAC) for comment on November 10, 2023. Staff from the City of Maple Ridge
presented on the amendment application and were available to answer questions from committee
members.

REGIONAL GROWTH STRATEGY AMENDMENT PROCESS AND NEXT STEPS

If the amendment is initiated and the associated bylaw receives 1%, 2"9, and 3™ readings, it will then
be referred to affected local governments, local First Nations and relevant agencies, as well as
posted on the Metro Vancouver website for a minimum of 45 days to provide an opportunity for
comment. Metro 2050 identifies additional public engagement opportunities that may be used at
the discretion of the MVRD Board including: appearing as a delegation to the Regional Planning
Committee or the MVRD Board when the amendment is being considered; conveyance of
comments submitted from the respective local public hearing to the MVRD Board, and hosting a
public information meeting (digitally or in person). All comments received will be summarized and
included in a report advancing the bylaw to the MVRD Board for consideration of final adoption. An
updated RCS from the City of Maple Ridge will be considered at the same Board meeting as final
adoption of the proposed amendment.
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ALTERNATIVES
1. That the MVRD Board:
a) initiate the Metro 2050 amendment process for the City of Maple Ridge’s requested
regional land use designation amendment from General Urban and Agricultural to Industrial
and Conservation and Recreation for the lands located at 22913 127 Avenue, 22992 127
Avenue, 22870 127 Place, 22948 128 Avenue, 22990 128 Avenue, 23008 128 Avenue, 23154
128 Avenue, 12640 228 Street, 12639 232 Street, 12685 232 Street, 12759 232 Street,
12761 232 Street, and 12791 232 Street;
b) give first, second, and third readings to “Metro Vancouver Regional District Regional Growth
Strategy Amendment Bylaw No. 1376, 2024”; and
c) direct staff to notify affected local governments as per section 6.4.2 of Metro 2050.

2. That the MVRD Board decline the proposed amendment for 22913 127 Avenue, 22992 127
Avenue, 22870 127 Place, 22948 128 Avenue, 22990 128 Avenue, 23008 128 Avenue, 23154
128 Avenue, 12640 228 Street, 12639 232 Street, 12685 232 Street, 12759 232 Street, 12761
232 Street, and 12791 232 Street, and notify the City of Maple Ridge of the decision.

FINANCIAL IMPLICATIONS

If the MVRD Board chooses Alternative 1, there are no financial implications for Metro Vancouver
related to the initiation of the City of Maple Ridge’s proposed Type 2 Amendment. If the MVRD
Board chooses Alternative 2, a dispute resolution process may take place as prescribed by the Local
Government Act. The cost of a dispute resolution process is prescribed based on the proportion of
assessed land values. Metro Vancouver would be responsible for most of those associated costs.

CONCLUSION

The City of Maple Ridge has requested that the MVRD Board consider a Type 2 amendment to
Metro 2050 for a 25.4 hectare site in the Yennadon neighbourhood comprising 13 properties south-
west of the intersection of 232 Street and 128 Avenue to redesignate the subject properties from
General Urban and Agricultural to Industrial and Conservation and Recreation. The amendment also
proposes to adjust the Urban Containment Boundary to include 23154 128 Avenue and 12791 232
Street (approximately 2 hectares). This amendment would introduce 18 hectares of Industrial and
7.4 hectares of Conservation and Recreation designated lands which will enable future employment
growth and may protect sensitive and modified ecosystems. It will also result in the loss of
approximately 2 hectares of Agricultural lands which have been deemed to be “unsuited for
agriculture” and were removed from the Agricultural Land Reserve by the Agricultural Land
Commission on June 28, 2023.

Additional information is required to fully assess liquid waste and water servicing implications for
this application, should it proceed. This information can be received post-bylaw adoption during the
development planning stage.

ATTACHMENTS

1. Correspondence dated August 25, 2023, from City of Maple Ridge, to Metro Vancouver Board
re: City of Maple Ridge Regional Containment Boundary Adjustment and Regional Growth
Strategy Amendment for the Yennadon Lands (2016-195-CP)
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2. City of Maple Ridge Staff Report, dated April 5, 2022 (File: 2016-195-CP)

3. Exclusion letter from the Agricultural Land Commission dated June 28, 2023 for 23154 128
Avenue, Maple Ridge

4. Metro Vancouver Regional District Regional Growth Strategy Bylaw No. 1376, 2024

5. Presentation re: Metro 2050 Type 2 Proposed Amendment — City of Maple Ridge (Yennadon
Lands)

REFERENCES
1. Metro 2050
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Attachment 1

August 25, 2023
File No.: 2016-195-CP

Metro Vancouver Board

c/o Dorothy Shermer, Director/Corporate Officer, Board & Information Services
Metrotower Ill, 4730 Kingsway

Burnaby, BC VbH 0C6

Dorothy.Shermer@metrovancouver.org

Dear Ms Shermer,

Re: City of Maple Ridge Regional Containment Boundary Adjustment and Regional Growth Strategy
Amendment for the Yennadon Lands (2016-195-CP)

The City of Maple Ridge is in the process of re-designating 13 properties, called the “Yennadon Lands”
for future employment uses. The properties range in size from 0.5 ha (1.5 acres) to 4 ha (10 acres),
total approximately 25.4 hectares (63 acres) and are generally located at the south-west of the
intersection of 232 Street and 128 Avenue.

The Yennadon Lands were identified as a potential location for employment in the City’'s Commercial
& Industrial Strategy. The proposal includes the adjustment of the Urban Containment Boundary to
include two of the properties as well as an amendment to the Regional Growth Strategy to redesighate
the area from General Urban and Agricultural to Industrial.

Summary of Proposal and Background

To allow the redesignation of the Yennadon Lands, the following is required:

e Regional Containment Boundary Adjustment to include 23154 128 Ave and 12791 232
Street;

e Regional Growth Strategy Amendment from General Urban and Agricultural to Industrial and
Conservation and Recreation;

e  Official Community Plan Amendment from Agricultural to Industrial and Conservation;

o Re-zoning from “RS-2 Single Detached Suburban Residential” and “RS-3 Single Detached
Rural Residential” to “M-7 Employment Park Zone”; and

e Development Permit for Yennadon Lands Employment Park and Natural Features.

The redesignation of the Yennadon Lands could facilitate the creation of a unique opportunity where
the area could serve the needs of the technology sector, light manufacturing companies, and
professional offices; all of which offer a high employment density. A significant area of creeks and
wetlands will also be preserved in City ownership as a result of this redesignation and future
development.

Council Resolutions

At the April 12, 2022 Regular Council Meeting, Maple Ridge Council reviewed the Official Community
Plan Amending Bylaws pertaining to the Yennadon Lands (Attachment A) and passed the attached
resolutions (Attachment B) including this excerpt:

C tg of Maple Ridge
11995 Haney Place, Maple Ridge, BC V2X 6A9 Canada . Tel: 604-463-5221 . Fax: 604-467-7329
enquiries@mapleridge.ca . www.mapleridge.ca
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5. Subject to third reading of Official Community Plan Amending Bylaw No. 7734-2021, Official
Community Plan Amending Bylaw No. 7735-2021 and Official Community Plan Amending Bylaw
7383-2022, that staff be directed to include the Type 2 Minor Amendments related to the Yennadon
Land Regional Growth Strategy amendment package, that will be forwarded to Metro Vancouver;

At the May 24, 2022 Regular Council Meeting, Maple Ridge Council passed the following resolution
(Attachment C):

That Official Community Plan Amending Bylaw No. 7734-2021, Official Community Plan Amending
Bylaw No. 7735-2021 and Official Community Plan Amending Bylaw 7383-2022 be granted third
reading.

As one of the properties within the Yennadon Lands was within the Agricultural Land Resetve,
application 2022-170-AL to exclude 23154 128 Ave from the Agricultural Land Reserve was presented
to Council at the October 18, 2022 Committee of the Whole Council Meeting, presented at the
November 22, 2022 Public Hearing, and forwarded to the Agricultural Land Commission for
consideration at the November 29, 2022 Regular Council Meeting (Attachment D).

On June 28, 2023, City of Maple Ridge staff were notified that the Agricultural Land Commission
approved the exclusion application for 23154 128 Ave from the Agriculturai Land Reserve (Attachment
E).

The City of Maple Ridge requests that the Metro Vancouver Board amend the Regional Containment
Boundary to include the two identified properties as well as amend the Regional Growth Strategy for
the illustrated properties from “General Urban” and “Agricultural” to “Industrial” and “Conservation
and Recreation” (Attachment F).

Should Metro Vancouver staff require any additional information regarding this matter, please contact
Amanda  Grochowich, Manager of Community Planning at 604-467-7493 or
agrochowich@mapleridge.ca

Sincerely,

ekl Ky

() s

Charles R. Goddard,
Director of Planning

Attachment A: City of Maple Ridge Planning Staff Report dated April 5, 2022

Attachment B: Council Resolution from April 12, 2022

Attachment C: Council Resolution from May 24, 2022

Attachment D: Council Resolution from November 29, 2022

Attachment E: Decision from Agricultural Land Commission

Attachment F: Proposed Regional Containment Boundary and Regional Growth Strategy Land

Use Designation Adjustment

Cc:

Amanda Grochowich, Manager of Community Planning, City of Maple Ridge agrochowich@mapleridge.ca

Victor Cheung, Senior Policy & Planning Analyst, Metro Vancouver, Victor.Cheung@metrovancouver.org

Heather McNell, Deputy CAO, Policy & Planning, Metro Vancouver, Heather.McNell@metrovancouver.org
Jonathan Cote, Deputy GM, Regional Planning and Housing Development, Metro Vancouver,
Jonathan.Cote@metrovancouver.org

City of Maple Ridge
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Attachment 2

MAPLE RIDGE

British Columbia

mapleridge.ca City of Maple Ridge

TO: His Worship Mayor Michael Morden MEETING DATE:  April 5, 2022
and Members of Council FILE NO: 2016-195-CP

FROM: Chief Administrative Officer MEETING: CoW

SUBJECT: Employment Lands: Re-designation of the Yennadon Lands to Industrial

(Employment Park Category)

Second Reading

Official Community Plan Amending Bylaw No. 7734-2021 (Policy); and

Official Community Plan Amending Bylaw No. 7735-2021 (Land Use Designation)
First and Second Reading

Official Community Plan Amending Bylaw No. 7838-2022 (Land Use Designation)

EXECUTIVE SUMMARY:

The Yennadon Lands were identified as a potential location for future employment uses in the City's
Commercial & Industrial Strategy, with the Strategy recommending that planning for the additional
supply of employment land should begin now in order to best satisfy future demand in an increasingly
competitive region. The Yennadon Lands are comprised of 13 properties. They range in size from
0.5 ha (1.5 acres) to 4 ha (10 acres). The total land area is 25.4 hectares (63 acres), and are generally
located at south-west of the intersection of 232 Street and 128 Avenue.

At the May 11, 2021 Regular Council Meeting, Council granted first reading to Official Community Plan
Amending Bylaw No. 7734-2021 (Appendix A) and Bylaw No. 7735-2021 (Appendix B), to allow
re-desighation of the Yennadon Lands for an employment future.

Following first reading, internal and external referral processes took place. This report outlines the
referral responses received and what changes are proposed to the draft plan, reflecting the referral
responses received. The report also outlines the latest information as it relates to regional and
provincial processes with Metro Vancouver and the Agricultural Land Commission, respectively.

With the information received through the referral process, it has been noted that the development
and servicing of the Yennadon Land properties will require a collective approach in order to facilitate
future uses that will offer a high employment density. As such, lot consolidation policies are proposed
as an amendment to Official Community Plan Amending Bylaw No. 7734-2021. The intent of these
policies is to ensure the development of a cohesive road network, servicing access and environmental
compensation package, while being able to unlock the maximum employment potential of these lands
as flexibly as possible.

Additionally, through the referral process, it has become necessary to re-draw the boundaries of the
properties associated with Official Community Plan Amending Bylaw No. 7735-2021. Official
Community Plan Amending Bylaw No. 7735-2021, as amended, has had two properties removed -
the properties known as 12791 232 Street and 23154 128 Avenue.

e The property at 23154 128 Avenue has been removed due to the development application
(2019-119-RZ) associated with the site moving towards a Commercial future, and its own
associated Official Community Plan Amending Bylaw.

e The property 23154 128 Avenue will now be captured under Official Community Plan
Amending Bylaw No. 7838-2022 (Appendix C) and it is anticipated that the Yennadon Land
Employment Park policies and development permit guidelines will apply to the future
development of this property.
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As such, it is proposed that Council consider the amended Official Community Plan Amending Bylaw
No. 7734-2021 and amended Official Community Plan Amending Bylaw No. 7735-2021 for second
reading, and Official Community Plan Amending Bylaw No. 7838-2022 for first and second reading.

Should Council direct, Official Community Plan Amending Bylaw No. 7734-2021, as amended, and
Bylaw No. 7735-2021, as amended, may be forwarded to an upcoming Council Meeting for
consideration of second reading and Official Community Plan Amending Bylaw No. 7838-2022 may
be forwarded to an upcoming Council Meeting for consideration of first and second reading, and then
the three bylaws may be forwarded to Public Hearing.

RECOMMENDATIONS:

1.

That in respect of Section 475 of the Local Government Act, opportunity for early and on-going
consultation has been provided by way of posting Official Community Plan Amending Bylaw No.
7734-2021, Official Community Plan Amending Bylaw No. 7735-2021, and Official Community
Plan Amending Bylaw No. 7838-2022 on the municipal website and the referral process together
with an invitation to the public, Metro Vancouver and the Agricultural Land Commission to
comment; and Council considers it unnecessary to provide any further consultation
opportunities, except by way of holding a Public Hearing on the bylaws;

That Official Community Plan Amending Bylaw No. 7734-2021, as amended, be given second
reading and forwarded to Public Hearing;

That Official Community Plan Amending Bylaw No. 7735-2021, as amended, be given second
reading and forwarded to Public Hearing;

That Official Community Plan Amending Bylaw No. 7838-2022 be given first and second reading
and forwarded to Public Hearing;

Subject to third reading of Official Community Plan Amending Bylaw No. 7734-2021, Official
Community Plan Amending Bylaw No. 7735-2021 and Official Community Plan Amending Bylaw
No. 7838-2022, that staff be directed to include the Type 2 Minor Amendments related to the
Yennadon Land Regional Growth Strategy amendment package, that will be forwarded to Metro
Vancouver; and further

That the following terms and conditions be met prior to final reading of Official Community Plan
Amending Bylaw No. 7838-2022:
i.  That 23154 128 Avenue be removed from the Agriculture Land Reserve;
ii.  That the Metro Vancouver Urban Containment Boundary be amended; and
iii.  That the subject properties are included in the Fraser Sewerage Area and/or request,
via Council resolution, for permission to connect to the City of Maple Ridge sewer mains.
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revised and that staff work with the consultant to prepare some preliminary land use concepts for
Council to review prior to proceeding with public consultation.

At the July 14, 2020 Council Workshop meeting, staff in collaboration with a consultant, presented
three preliminary land use concepts for Council to review. At that meeting, Council directed staff to
move forward with a public consultation process, taking into account the public health orders in effect
at the time.

At the December 8, 2020 Council workshop meeting, Council endorsed “Concept #2 - Neighbourhood
Innovations Village” and directed staff to move forward with an Official Community Plan Amending
Bylaw.

The concept endorsed by Council at the end of 2020 provided for a 100% employment future for the
developable areas of the Yennadon Lands. Based on Council comments, as well as what was heard
from the community during the public consultation process, the following elements have been
integrated into the policy work, design guidelines, or the land use schedule map associated with the
re-designation of the Yennadon Lands towards an employment future:

e Suitable Mix of Employment Uses: The employment area will need to have an appropriate mix
and size of employment uses to generate suitable levels of job creation, while still affording a
sensitive transition to the surrounding residential uses.

e Neighbourhood Business Scale and Character: The design of the employment area will be
limited to business activities primarily occurring inside a building to contain nuisance noise,
odour, and other negative impacts. The building form will be more of a residential height and
massing in the western area with generous landscape retention and reduced parking if
possible. The eastern area may have larger and more conventional light industrial buildings.

¢ Innovative Mixed Uses: The development of this site may include a mix of employment uses.

¢ Environmental Sensitivity: Coho Creek will be protected and enhanced with the appropriate
setbacks and a progressive stormwater management system on site.

e Trail Network: A comprehensive trail network will connect to the adjoining communities and
provide a rich amenity for both the businesses and residents to enjoy, promoting a healthy
walking/biking culture.

e Resilience and Adaptability: This employment neighbourhood will be designed and planned so
that there is diversity and choice of business parcels and units that may adapt and consolidate
or expand over time.

¢ Climate-Change Responsive: The infrastructure and servicing will be designed for increased
storm flows and special events, so the neighbourhood has the ability to weather through
extreme climatic conditions with additional precautionary measures, including floodways and
dry pond areas for emergency stormwater storage.

The intent is to create a complete neighbourhood, within the existing residential area, where residents
and business owners can live, work and play within a five to ten-minute walk or bicycle ride of their
residence. This employment area should be uniquely smaller and scaled to fit with the surrounding
neighbourhood, offering the potential for a variety of smaller scaled buildings with limited building
heights and sizes.

The natural environmental area of the site will be conserved, as the Coho Creek Conservation Area,
with the required 30 metre setback areas to buildings and trails along its edges. The employment area
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will be linked by trails and natural open spaces, which in turn will be connected to the adjoining
communities.

A natural interconnected pathway and trail system is recommended for the site that connects to the
surrounding neighbourhoods. The trails should be slightly elevated to avoid flooding and may require
elevated boardwalk sections in some of the riparian areas near the stream, or in particularly low wet
areas.

A gravel horse trail runs along the south side of 128t Avenue adjoining the site. There are no formal
trails through the site. There are plans for a comprehensive bike lane and walking path for both 128th
Avenue and 232nd Street in the future, that will incorporate bike lanes and a sidewalk/trail network.

Official Community Plan Amending Bylaws No. 7734-2021 and No. 7735-2021 were drafted to
integrate the Yennadon Lands Concept Plan into the Official Community Plan. The two bylaws were
presented at the May 4, 2021 Committee of the Whole Council Meeting and were subsequently
forwarded to the May 11, 2021 Regular Council Meeting for Council consideration of first reading.

Official Community Plan Amending Bylaws No. 7734-2021 and No. 7735-2021 were granted first
reading at the May 11, 2021 Regular Council Meeting.

Following the consideration and granting of first reading to the two Official Community Plan Amending
Bylaws, staff initiated the referral and consultation process, set out under Section 475 of the Local
Government Act, which was endorsed at the time of first reading. This report highlights and responds
to comments received through the referral and consultation process, noting that future site specific
development applications will require additional studies, and referrals to outside agencies.

2.0 DISCUSSION:

This section will outline the agencies involved in the referral process and the response of each. In
addition, modifications to the Official Community Plan Bylaws, including the proposed amendments to
the Yennadon Lands policies and Development Permit, will be laid out.

2.1 Yennadon Lands Referral Process

As a part of the referral process, staff sent out referral requests to a number of external stakeholders
and internal departments for their comments regarding the proposed redesighation of the Yennadon
Lands towards an employment future. Returned comments are high-level, as site-specific details will
come through the development application process. When development applications come before
Council, additional studies typically found through the municipal rezoning process may be required.
Such development related studies may include geotechnical assessments, ground-water impact
assessments, servicing and infrastructure studies, agricultural impact assessments, environmental
impact assessments (where development may encroach into some Environmentally Sensitive Areas),
as well as significant tree and habitat balance assessments. Development applicants will be required
to rezone (to the proposed new M-7 Employment Park Industrial zone discussed in Section 2.5 below)
and obtain a development permit to regulate the form and character of new buildings.

2.1.1 External Stakeholders

As per typical municipal referral processes, the following external stakeholders received a referral /
comment request regarding the re-designation of the Yennadon Lands towards an employment future:

Agriculture Land Commission

Metro Vancouver

Ministry of Forests, Lands, Natural Resource Operations and Rural Development
School District No. 42

TransLink
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While the comments are summarized below, the complete responses are available in Appendix F.
Comment requests were also sent to the Katzie and Kwantlen First Nations.

Agricultural Land Commission (ALC)

The ALC noted that one Yennadon Lands parcel is within the Agricultural Land Reserve (ALR). As such,
this ALR parcel is still subject to the ALC Act and its regulations, and ALC staff, at this time, do not
support the proposed redesignation of the property from Agricultural to Industrial. The ALC does
acknowledge that the City is aware that the remaining ALR parcel will need to go through the ALC
exclusion process in order to permit Industrial uses on that site and that should the City choose to
forward an exclusion application to the ALC, the ALC will review the merits of the exclusion proposal at
that time.

The ALC also noted that the Yennadon Lands abut ALR land on the eastern perimeter, across from
232 Street and suggested that City staff should consult the Ministry of Agriculture, Food and Fisheries’
Guide to Edge Planning when considering the establishment of a vegetative buffer along the non-ALR
/ALR boundary. :

Following receipt of the ALC's comments, a staff-to-staff meeting was held to gain clarity on the recent
changes to the ALR exclusion request process, given the exclusion history associated with the
Yennadon Land properties. Specifics related to this process are outlined in Section 5.0,
Intergovernmental Implications, below. As well, City staff reassured ALC Staff that the edge planning
guidelines have been considered and integrated, as appropriate, within the Yennadon Lands
Development Permit Guidelines.

Metro Vancouver

Metro Vancouver provided comments from staff in the Regional Planning and Housing Services, Water
Services, and Parks and Environment Departments. The complete letter is available in Appendix F.

Regional Planning staff noted the potential need to redesignate the land regionally, given the proposed
land uses under the Industrial designation, as well as the proposed process. Following receipt of Metro
Vancouver’s comments, a staff-to-staff meeting was held to gain clarity on the timelines associated
with the adoption of Metro 2050. Specifics related to this process are outlined in Section 5.0,
Intergovernmental Implications, below.

Regional Planning staff also noted the need for sensitive industrial development given the surrounding
non-industrial land uses, as well as the impacts of urban edge development on agricultural land.
Regional Planning staff have also requested that some additional guidelines be incorporated into the
Yennadon Lands Development Permit Guidelines. Where feasible, staff have made these amendments
(discussed in further detail below).

Water Services staff noted the importance of early engagement with Metro Vancouver’s Water Services
department noting the proximal impacts associated with the development of the Yennadon Lands to
Metro Vancouver's mains. City staff will connect with Water Services staff, as appropriate, throughout
the redesignation process of the Yennadon Lands and on a site-by-site basis through the future
development application process.

Parks & Environment staff note that the Concept Plan identifies a trail or multi-use pathway along the
128 Avenue side of the Yennadon Lands that is consistent with the Regional Greenways 2050 plan.
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Ministry of Forests, Lands, Natural Resource Operations and Rural Development (FLNROD)

Ministry staff note that the Yennadon Lands require regulation under the Provincial Water
Sustainability Act (WSA) in collaboration with City staff, and offered the following guidance for future
development within the area, as new development will likely change the water storage and attenuation
capacity of the area. The Ministry encourages a holistic review of the site, including both environmental
protection planning and integrated stormwater / drainage plans for the area with specific details noted
in the latest provincial documents and resources. Ministry staff note the potential flexibility for
FLNROD, the City of Maple Ridge and landowners to responsibly manage and integrate development
within these areas. The full responses provided by FLNROD is available in Appendix F.

City staff note the recent work conducted by the City on the Alouette River Integrated Stormwater
Management Plan and provided a reminder that the typical municipal development application
process does require stormwater and drainage management plans. The proposed consolidation policy,
discussed below, will also assist in strengthening the ability for a development application to flexibly
accommodate the provincial regulations.

School District No. 42

School District No. 42 noted in their referral response that the proposed redesignation would affect
the student population for the catchment areas currently served by Yennadon Elementary and
Garibaldi Secondary School. The complete letter is available in Appendix F.

City Engineering staff confirm that Yennadon Elementary is located approximately 200m to the east
and that traffic volumes at peak school times may be a challenge at the 128 Ave / 232 Street
intersection. Currently, some of the vacant properties within the Yennadon Lands are unofficially used
as overflow parking for parents taking their children to school due to the congestion at drop off and
pick up times. The City is actively working with the School District to address the congestion issues.

Translink

TransLink staff note that their comments are based on their legislated mandate to review OCP
amendments, as well as policy direction outlined in the Regional Transportation Strategy (RTS) and
the Transit-Oriented Communities Design Guidelines. As such, TransLink staff had the following
comments:

¢ Noting the infrequency of the bus routes currently servicing the Yennadon Lands, that it would
be important for the City to provide safe, accessible, and comfortable active transportation
routes from the site to both the Haney Place Bus Exchange as well as the West Coast Express
at Port Haney Station;

e That TransLink encourages the City to improve the safety of active transportation modes
surrounding the site, such as adding signalized crosswalks at key pedestrian crossings,
sidewalks on both sides of the roads along 232 Street and 128 Avenue, and improving the
existing bus stops on these roads to increase the comfort and attractiveness for transit as a
travel option in the area.

e Noting that 232 Street is a Major Road Network (MRN), the City would be required to obtain
TransLink approval for any new accesses to/from the MRN.

e Encourage City staff to incorporate the TDM Guidelines for New Developments in Metro
Vancouver and/or develop a TDM Plan for the site.

City staff have noted these comments and made the appropriate amendments to policy and
development permit guidelines as appropriate. The complete letter is available in Appendix F.
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2.1.2 Internal Stakeholders

In addition to the external organizations, referrals are sent to internal departments including Building,
Economic Development, Engineering, Environment, Development, Fire, and Parks.

The Yennadon Lands were identified as a potential location for future employment uses in the City’s
Commercial & Industrial Strategy, with the Strategy recommending that planning for the additional
supply of employment land should be a high priority in order to best satisfy future demand in an
increasingly competitive region. This area aligns with the intent of the current Official Community Plan
policies for inclusion as employment lands, as the lands are generally flat, have access to an arterial
and collector roadway, and servicing runs adjacent to the properties, as well as the City’s recent
Economic Development Strategy.

It is noted in the Commercial & Industrial Strategy that a mixed employment campus-style business
park could be a suitable form of development in this area. The Strategy recommends development
with a key focus on restricting heights, while also encouraging building forms and uses that are in
keeping with the surrounding residential context. It was originally noted that the Yennadon Lands could
eventually serve the needs of the technology sector, light manufacturing companies, and professional
offices, all of which offer a high employment density.

As many City Departments were involved throughout the creation and development of the Yennadon
Lands Concept Plan, internal referral comments were few, with the proposed Concept Plan largely
reflecting departmental aspirations. Where relevant, internal comments also spoke to relevant
external comments, including where possible further regional alignment could take place, such as
through economic development and active transportation opportunities. The comments received from
the Engineering Department largely pertain to future development application processes, and will be
of interest to potential applicants, the referral response is included in Appendix G.

2.2 Yennadon Lands Land Use Designation & OCP Policies

In order to implement the Yennadon Lands Concept Plan, Official Community Plan Amending Bylaw
No. 7734-2021 (Appendix A, Schedule 1) introduces a new category to the existing Industrial land use
designation. Some of the existing policies of Chapter 6 Employment have been updated, where
appropriate, but the majority of Official Community Plan Policy Amending Bylaw No. 7734-2021 is
proposed to integrate the Industrial Land Use Employment Park Category policies into OCP Chapter 6.

The Industrial (Employment Park Category) is intended to help create a more “complete community”
by providing a range of employment opportunities where local residents and future business owners
can live, work and play within a five to ten minute walk or bicycle ride of their residence.

In the past, industrial and commercial/residential areas have not always been good neighbours as
industrial uses often bring noise, visual impacts, and large truck traffic to local areas. Therefore, the
design of the employment area will be limited to business activities occurring primarily inside a building
to contain nuisance noise, odour, and other negative impacts. Development will be directed in a
sensitive and scaled manner so that the Employment Park is compatible with the adjoining residential
neighbourhood.

Through the referral process', it has been noted that the development and servicing of these properties
will require a collective approach in order to facilitate future uses that will offer a high employment
density. As such, lot consolidation policies are proposed as an amendment to Official Community Plan
Amending Bylaw No. 7734-2021. The intent of these policies is to ensure the development of a
cohesive road network, servicing access and environmental compensation package, while being able
to unlock the employment potential of these lands as flexibly as possible. The following consolidation
policy amendments to the Employment Park policies are proposed:
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e That Maple Ridge will require a minimum lot consolidation of 75,000 square meters for
employment park development on the eastern portion of the Yennadon Lands (Policy 6-55 b)
e That Maple Ridge will require a minimum lot consolidation of 35,000 square meters for
employment park development on the western portion of the Yennadon Lands (Policy 6-55 d)

The complete set of policies, including proposed amendments, is included in Official Community Plan
Amending Bylaw No. 7734-2021, which is attached as Schedule 1 to Appendix A.

2.3 Yennadon Lands Employment Park Development Permit Guidelines

In conjunction with the Industrial Land Use (Employment Park Category) policies, specific Development
Permit Guidelines (Appendix A, Schedule 2) have been developed for the Yennadon Lands Employment
Park, which is proposed for integration into Chapter 8, Development Permit Areas, of the Official
Community Plan. The intent of these guidelines is to shape the form of development to reflect Council
and community comments, while remaining flexible and open to a range of uses.

The Development Permit Guidelines go through general design guidelines, such as site planning
essentials, as well as specifics pertaining to site planning, landscaping, access and parking, and
building design and massing.

Since first reading, a number of amendments have been made to the proposed Development Permit
Guidelines:

e Update references to reflect the most recent guidelines, standards and bylaws.

e Update of some graphics for clarity.

* More specific wording relating to Access and Transportation, reflecting comments received
through the external stakeholder review process.

e More specific wording relating to the opportunity for trails, open space, and active
transportation opportunities, reflecting comments received through the internal and external
stakeholder review process.

¢ Clarification on possible flexibility as it relates to the stormwater management and drainage
strategies for the Yennadon Lands Employment Park.

o New guidelines that speak to wildlife and bird friendly designs, as requested by Metro
Vancouver.

e Clarification regarding green roofs, and the maintenance of, as requested by Metro Vancouver.

e Removal of the Live/Work possibility, given the changing market demands, intent to align with
future regional land use designations, and Council’s desire for no residential use in the area.

e Update of the Design Checklist to reflect the proposed amendments.

The complete set of Development Permit Guidelines is included in Official Community Plan Amending
Bylaw No. 7734-2021 (Policy), which is attached as Schedule 2 to Appendix A.

24 Yennadon Lands Employment Park Official Community Plan Land Use Map

It is intended, with the Official Community Plan Amending Bylaws that the ‘Schedule B’ Land Use Map
and ‘Schedule C’ Natural Features Map will be amended to reflect the change in land use and
designation. The Yennadon Lands Employment Park designation is proposed to change from
‘Agricultural’ to ‘Industrial’ and ‘Conservation’, as identified in the attached land use maps.

Since first reading of Official Community Plan Amending Bylaw No. 7735-2021, one of the Yennadon
Lands properties have advanced through the development application process towards a Commercial
future. As such, amendments to the boundaries of Official Community Plan Amending Bylaw No. 7735-
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providing they align with the endorsed concept and Official Community Plan Amending Bylaw No.
7734-2021 (Policy), Bylaw No. 7735-2021 and Bylaw No. 7838-2022 (Land Use Designation). When
that occurs, through these site-specific development applications, additional studies typically found
through the municipal rezoning process may take place. Such studies may include geotechnical
assessments, ground-water impact assessments, servicing and infrastructure studies (including
drainage plans), agricultural impact assessments, environmental impact assessments (where
development may encroach into some Environmentally Sensitive Areas), as well as significant tree and
habitat balance assessments.

Development applicants will be required to rezone to the proposed new M-7 Employment Park
Industrial zone discussed in Section 2.5 above and obtain a development permit to regulate the form
and character of new buildings.

3.0 STRATEGIC ALIGNMENT

Implementing strategic plans related to local infrastructure and the economy, including the City's
commercial and industrial land base, is a Council priority as established under its Growth pillar of the
2019-2022 City of Maple Ridge Strategic Plan.

4.0 POLICY IMPLICATIONS

The proposed land use re-designation of the Yennadon Lands to an employment future is supported
through the recommendations of the Commercial & Industrial Strategy and the existing industrial
policies in the OCP. OCP policies 6-41 and 6-42 speak to identifying additional employment lands
within the City and set out compatibility criteria used to determine feasibility of new employment land.
Specifically, the subject properties align with the intent of the current OCP policies for inclusion as
employment lands, as the lands are generally flat, have access to arterial and collector roadways, and
development servicing is located adjacent to the propertties.

5.0 INTERGOVERNMENTAL IMPLICATIONS
5.1 Agricultural Land Commission

In 2004, the Agricultural Land Commission (ALC) permitted 12 of the 13 Yennadon Land properties to
be removed from the Agricultural Land Reserve. This was a voluntary process, so only those property
owners that chose to patrticipate went through the exclusion process. As such, one property in the
northeast corner (23154 128 Avenue) of the Yennadon Lands area will need to go through the ALC
exclusion process to permit employment uses on that site. In accordance with the latest provincial
changes in Bill 15, the current owner will have to request that the City make this exclusion application
on their behalf.

Once the property owner requests an exclusion application be made, staff will bring a report before
Council requesting permission to send the property to the Agricultural Land Commission to explore the
possibility of exclusion.

Should the property be excluded from the Agricultural Land Reserve, the City will be able to move
Official Community Plan Amending Bylaw No. 7838-2022 through the regional redesignation process
required by Metro Vancouver in order to facilitate servicing and future employment uses at this site.

5.2 Metro Vancouver

The Regional Growth Strategy (RGS), titled “Metro Vancouver 2040: Shaping Our Future”, manages
growth by establishing growth boundaries throughout the region. The Yennadon Lands are largely

Doc#3034112 Page 11 of 13

485 of 636



located within the Region’s Urban Containment Boundary (see Appendix D) for the Region’s Urban
Containment Boundary).

Staff note that the potential for an adjustment to the City’s Urban Area Boundary was contemplated
during the previous Regional Growth Strategy review in 2006 and the lands were therefore, designated
as General Urban by the Region (i.e. the majority of the Yennadon Lands are within the Region’s Urban
Containment Boundary). However, two properties in the northeast corner are outside of the Region’s
Urban Containment Boundary. These properties will require a land use designation change at the
Metro Vancouver level, as well as an adjustment to the Urban Containment Boundary to permit
employment uses.

As Metro Vancouver has been undertaking a review of the Regional Growth Strategy, Metro Vancouver
staff have requested that minor amendments to the Regional Plan be held until the regional planning
process has been compiete. Third reading of the Yennadon Lands bylaws will be used as the spring-
board for these future conversations, as Metro Vancouver has indicated support for the City’s intent
to provide additional employment lands in the region.

According to the latest information, Metro Vancouver has recently completed a draft of the updated
Regional Growth Strategy, Metro 2050. At time of report writing, Metro 2050 is intended to be
presented to the regional board at the end of March, 2022 for consideration of first and second
reading. If passed, letters for formal acceptance will be sent out to local governments in early May and
Metro Vancouver will require local governments to pass resolutions for approval. These resolutions
are due to Metro Vancouver by July, 2022,

Should Official Community Plan Amending Bylaws 7734-2021, 7735-2021 and 7838-2022 receive
third reading, following a public hearing, staff will move forward with the regional land use
redesignation requirements to the appropriate regional growth strategy.

An application by the City, to the Greater Vancouver Sewerage & Drainage District Board, is required
to achieve regional approval to include the Yennadon Lands within the Fraser Sewerage Area for more
intensive employment activities to take place at this site. The intent is to support urban level servicing
and an application to the Board will be considered through this process.

6.0 INTERDEPARTMENTAL IMPLICATIONS

Community Planning staff have been working collaboratively with our Development & Environment
colleagues, as well as with Engineering, Parks, Recreation & Culture, Building and Economic
Development staff, on the pursuit of employment opportunities for the Yennadon Lands. It is
anticipated that these departments will continue to be involved throughout the Yennadon Lands
Employment Park Re-designation process. Additionally, staff from Legislative Services and
Communications Departments will continue to provide support with community outreach and
communication initiatives.

7.0 FINANCIAL IMPLICATIONS

The ongoing pursuit of employment lands, specifically with the Yennadon Lands Employment Park, is
included in the Planning Department 2022 Work Program.

CONCLUSION:

The Yennadon Lands were identified as a potential location for future employment uses in the City’s
Commercial & Industrial Strategy. This area aligns with the intent of the current Official Community
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Plan policies for inclusion as employment lands, as the lands are generally flat, have access to an
arterial and collector roadway, and servicing runs adjacent to the properties.

Official Community Plan Amending Bylaw No. 7734-2021 and Bylaw No. 7735-2021 received first
reading on May 11, 2021. Following the internal and external referral process, the amended bylaws
are before Council for consideration of second reading. The introduction of Official Community Plan
Amending Bylaw No. 7838-2022 is before Council for consideration of first and second reading.

These three bylaws propose to re-designate the Yennadon Lands for an Employment Park. Should
Council direct, Official Community Plan Amending Bylaw No. 7734-2021, Bylaw No. 7735-2021 and
Bylaw 7838-2022 would be forwarded to an upcoming Council Meeting for consideration of second
reading and then forwarded to an upcoming public hearing.

“Original sighed by Amanda Grochowich”
Prepared by:  Amanda Grochowich, MCIP, RPP
Planner 2

“Original sighed by Charles Goddard”

Reviewed by: Charles R. Goddard, BA, MA
Director of Planning

“Original signed by Christine Carter”

Approved by: Christine Carter, M.PL, MCIP, RPP
GM, Planning & Development Services

“Original signed by Scott Hartman”

Concurrence: Scott Hartman
Chief Administrative Officer

Appendix A: Official Community Plan - Schedule A - Amending Bylaw No. 7734-2021 (as amended)
Schedule 1 - Chapter 6, 6.4.2 Employment Parks
Schedule 2 - Chapter 8, Yennadon Lands Employment Park Development Permit Area Guidelines
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APPENDIX A

CITY OF MAPLE RIDGE
BYLAW NO. 7734-2021

A Bylaw to amend the Official Community Plan Bylaw No. 7060-2014

WHEREAS Section 477 of the Local Government Act provides that the Council may revise the
Official Community Plan;

AND WHEREAS it is deemed desirable to amend Schedule "A" to the Official Community Plan;
NOW THEREFORE, the Municipal Council of the City of Maple Ridge, enacts as follows:

1. This Bylaw may be cited for all purposes as "Maple Ridge Official Community Plan Policy
Amending Bylaw No. 7734-2021."

2. That the Table of Contents is amended by inserting 6.4.2 Employment Park after 6.4.1
Industrial Lands and renumbering the following sections accordingly.

3. That Chapter 6 Employment, 6.4 Industrial Opportunities, 6.4.1 Industrial Lands, Policy
6-44 is amended by deleting the policy and replacing with the following:

“6 - 44 The Industrial land use designation is a key component of achieving a compact
community. Within the Industrial designation, there are 3 industrial categories, the
components of which are highlighted in this chapter:

a) Business Park Industrial - lands that are located in the Maple Meadows Industrial
Park and Albion Industrial Area. The Business Parks provide for a range of industrial
uses and services, with an emphasis on landscaping and design.

b) Employment Park Industrial - lands that are located in the Yennadon Lands
Employment Park. Employment Park Industrial provides for a range of employment
uses close to where people live while reducing possible negative impacts on
existing surrounding neighbourhoods.

c) General Industrial - lands that are located throughout the community and provide
for a range of services and general industrial uses.”

4, That Chapter 6 Employment is amended by inserting 6.4.2 Employment Park, a copy
of which is attached hereto and forms a part of this bylaw as Schedule 1, following
6.4.1 Industrial Lands and renumbering the remaining sections, policies, and -
associated policy references accordingly.

5. That Chapter 8 Development Permit Area Guidelines be amended by inserting the
following after “Ground-Oriented Residential Infill” on the Title Page:

¢ Yennadon Lands Employment Park
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10.

That Chapter 8 Development Permit Area Guidelines, Section 8.2 Application and
Intent be amended by inserting the following after 8.2 (9):

“10. Yennadon Lands Employment Park pursuant to Section 488 of the Local
Government Act to establish guidelines for the form and character of intensive light
industrial use and for the protection of natural features and ecologically significant
land.”

That Chapter 8 Development Permit Area Guidelines is amended by inserting the
Yennadon Lands Employment Park Development Permit Area Guidelines, a copy of
which is attached hereto and forms a part of this bylaw as Schedule 2, following after
Section 8.14 Ground Oriented Residential Infill Development Permit Guidelines.

That Appendix C Zoning Matrix, Industrial Designations* be amended by inserting the
following between “General Industrial Category” and “Business Park Category”:

Employment Park Category *

(Subject to policies in Section 6.4.2) M-7 Employment Park Industrial

That Appendix C Zoning Matrix, Industrial Designations*, Business Park Category be
amended by removing the reference to ‘Section 6.4.2’ and replacing it with ‘Section
6.4.3" and that “M-7 Employment Park Industrial” be added after “M-3 Business Park”.
Maple Ridge Official Community Plan Bylaw No. 7060-2014 as amended is hereby
amended accordingly.

READ a first time the 11t day of May, 2021.

READ a second time as amended the day of 202X.

PUBLIC HEARING held the day of , 202X.

READ a third time the day of , 202X.

ADOPTED, the day of , 202X.

PRESIDING MEMBER CORPORATE OFFICER
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APPENDIX B

CITY OF MAPLE RIDGE
BYLAW NO. 7735-2021

A Bylaw to amend the Official Community Plan Bylaw No. 7060-2014

WHEREAS Section 477 of the Local Government Act provides that the Council may revise the
Official Community Plan;

AND WHEREAS it is deemed desirable to amend Schedule "B" and Schedule “C” to the Official
Community Plan;

NOW THEREFORE, the Municipal Council of the City of Maple Ridge, enacts as follows:

1. This Bylaw may be cited for all purposes as "Maple Ridge Official Community Plan
Amending Bylaw No. 7735-20241."

2. To amend the Urban Area Boundary, as shown in Schedule 1 Map No. 1037, to include
the Yennadon Lands in their entirety.

3. Those parcels or tracts of land and premises known and described as:

Parcel A, Lot 8, Plan NWP5467, Section 20, Township 12, New Westminster Land
District, REF PL 8148;

Lot 7, Plan NWP5467, Section 20, Township 12, Group 1, New Westminster Land
District;

Lot 6, Plan NWP5467, Section 20, Township 12, Group 1, New Westminster Land
District;

Lot 5, Plan NWP5467, Section 20, Township 12, Group 1, New Westminster Land
District;

Lot 3, Plan NWP5430, Sublot 1, Part NE1/4, Section 20, Township 12, Group 1, New
Westminster Land District, Except Plan PARCEL "A" RP22408, P23424;

Lot 4, Plan NWP5430, Section 20, Township 12, Group 1, New Westminster Land
District, Except Plan 23424, LMP12700;

Lot 2, Plan NWP22339, Part NE1/4, Section 20, Township 12, Group 1, New
Westminster Land District;

Lot 46, Plan NWP31436, Part NE1/4, Section 20, Township 12, Group 1, New
Westminster Land District;

Lot 55, Plan NWP40879, Part NE1/4, Section 20, Township 12, Group 1, New
Westminster Land District;

Lot 56, Plan NWP40879, Part NE1/4, Section 20, Township 12, Group 1, New
Westminster Land District;

Parcel B, Lot 8, Plan NWP5467, Section 20, Township 12, New Westminster Land
District, (REF PL 13094); and
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and outlined in heavy black line on Map No. 1038 and 1039, a copy of which is
attached hereto as Schedule 2 and forms part of this Bylaw, are hereby re-designated
to Industrial (Employment Park Category) and Conservation.

4, Maple Ridge Official Community Plan Bylaw No. 7060-2014 as amended is hereby
amended accordingly.

READ a first time the 11t day of May, 2021.

READ a second time as amended the day of 202X.
PUBLIC HEARING held the day of , 202X.
READ a third time the day of , 202X.
ADOPTED, the day of , 202X.

PRESIDING MEMBER CORPORATE OFFICER
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APPENDIX C

CITY OF MAPLE RIDGE
BYLAW NO. 7838-2022

A Bylaw to amend the Official Community Plan Bylaw No. 7060-2014

WHEREAS Section 477 of the Local Government Act provides that the Council may revise the
Official Community Plan;

AND WHEREAS it is deemed desirable to amend Schedule "B" to the Official Community Plan;

NOW THEREFORE, the Municipal Council of the City of Maple Ridge, enacts as follows:

1. This Bylaw may be cited for all purposes as "Maple Ridge Official Community Plan
Amending Bylaw No. 7838-2022."

2. Those parcels or tracts of land and premises known and described as:
Lot 43, Plan NWP30199, Section 20, Township 12, Group 1, New Westminster Land
District
and outlined in heavy black line on Map No. 1056, a copy of which is attached hereto
as Schedule 1 and forms part of this Bylaw, are hereby re-designated to Industrial
(Employment Park Category).

4, Maple Ridge Official Community Plan Bylaw No. 7060-2014 as amended is hereby
amended accordingly.
READ a first time the day of 2021.
READ a second time as amended the day of 202X.
PUBLIC HEARING held the day of , 202X.
READ a third time the day of , 202X.
ADOPTED, the day of , 202X.

PRESIDING MEMBER CORPORATE OFFICER
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APPENDIX E

Appendix E ~ Yennadon Lands Work to Date

At the May 10, 2016 Council meeting, staff were directed to initiate a process to re-designate 13 subject
properties, generally located at 128" Avenue and 232" Street, towards an employment land use
designation. The direction was in keeping with the City’s Commercial & Industrial Strategy: 2012-2042,
which could facilitate the creation of a unique opportunity for a campus-style business park in the future.

On April 16, 2019 staff provided Council with a general update on an Employment Lands Process underway
in the City of Maple Ridge, which included a focus on the suitability of the Yennadon Lands for future
employment purposes. At that meeting, the Yennadon Lands were referred back to staff to meet with the
landowners to assess their future interest in the lands.

A Landowners Workshop was held at Yennadon Elementary School on June 6, 2019 from 6 —8pm. Twelve
letters were sent out to the landowners, representing all 13 properties, inviting them to attend. At the
Workshop, 18 people attended, representing 11 of the properties.

OnJune 18, 2019, staff provided a verbal update to Council on the outcomes of the June 6, 2019 Workshop
with Yennadon Landowners, namely that there were strong levels of support for an employment future —
although some expressed interest only in the OCP amendment and not in redeveloping their properties
in the short term.

At the June 18, 2019 Council Workshop meeting, Council directed: 1) staff to undertake an employment
land use re-designation process and consultation strategy for the Yennadon Lands; and 2) that any new
applications, or those already in-stream that have not reached third reading, be deferred until any
potential OCP amendments are presented at Public Hearing and given third reading, with the exception
of applications that propose future employment land uses.

At the March 31, 2020 Council Workshop meeting, staff provided an update on the Yennadon Lands Re-
designation process, including the proposed community engagement process that was postponed due to
the pandemic. At that meeting, Council directed that the previously endorsed Yennadon Lands process be
revised and that staff work with the consultant to prepare some preliminary land use concepts for Council
to review prior to proceeding with public consultation.

At the July 14, 2020 Council Workshop meeting, staff in collaboration with a consultant, presented three
preliminary land use concepts for Council to review. The three preliminary Concepts were informed by
the outcomes of the site analysis, on transportation/access, site servicing, environmental features,
stormwater management, and parks/trails/recreation requirements for future development within the
area. At that meeting, Council directed staff to move forward with a public consultation process, taking
into account the public health orders in effect at the time.

Through October 2020, staff in collaboration with the consultant conducted a consultation process that
consisted of a Landowners Workshop, a Virtual Public Open House, and a Community Survey. The
December 8, 2020 Council Workshop report goes through what was heard from the various consultation
activities and outlined possible next steps for Council to consider in the pursuit of additional employment
land opportunities for Maple Ridge. The re-designation of the Yennadon Lands to an employment future
will garner opposition and community comment.
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At the December 8, 2020 Council workshop meeting, Council endorsed “Concept #2 — Neighbourhood
Innovations Village” and directed staff to move forward with an Official Community Plan Amending Bylaw.

Official Community Plan Amending Bylaws No. 7734-2021 and No. 7735-2021 were drafted to integrate
the Yennadon Lands Concept Plan into the Official Community Plan. The two bylaws were presented at
the May 4, 2021 Committee of the Whole Council Meeting and were subsequently forwarded to the May
11, 2021 Regular Council Meeting for Council consideration.

Official Community Plan Amending Bylaws No. 7734-2021 and No. 7735-2021 were granted first reading
at the May 11, 2021 Regular Council Meeting.

Following the consideration and granting of first reading to the two Official Community Plan Amending
Bylaws, staff initiated the referral and consultation process set out under Section 475 of the Local
Government Act, which was endorsed at the time of first reading.
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ALC File:

46794
Shannon Lambie, Regional Planner
CcC: Ministry of Agriculture - Attention: Jeffrey Weightman
(Jeffrey.weightman@gov.bc.ca)
46794m1
Page 3 of 3
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metrovancouver

@ SERVICES AND SOLUTIONS FOR A LIVABLE REGION

Regional Planning and Housing Services
Tel. 604 451-6635 or via Email
RPH-Regional Planning @ metrovancouver.org

October 7, 2021
File: CR-07-01-MRI
Ref: 47876918

Amanda Grochowich, MCIP, RPP, Planner
City of Maple Ridge

11995 Haney Place

Maple Ridge, BC V2X 6A9

Dear Ms. Grochowich:
Yennadon Lands OCP Amendment, Your File No. 2016-195-CP

Thank you for the opportunity to review and comment on this Official Community Plan amendment
application, which is for the re-designation of the Yennadon Lands for future employment uses.

This letter provides comments from Metro Vancouver staff from the Regional Planning and Housing
Services, Water Services, and Parks and Environment Departments.

Regional Planning and Housing Services

13 properties, 25.4 hectares in area, known as the Yennadon Lands, comprises the proposed
amendment area. The subject area is split-designated Agricultural and General Urban by Metro
Vancouver 2040: Shaping our Future (Metro 2040), the regional growth strategy, and a portion falls
outside of the Urban Containment Boundary and is within the Agricultural Land Reserve (ALR).

1. The referral package indicates that the City of Maple Ridge proposes to amend its OCP land use
designation for the subject area to Industrial (Employment Park Category). it is unclear whether
the City intends to request an amendment to the current Metro 2040 regional land use
designations to either Industrial or Mixed Employment; confirmation is needed. The intended
differences between the two designations are:

- The regional Industrial designation is intended for light and heavy industrial uses; does not
permit residential uses (including live / work); and

- The regional Mixed Employment designation is intended for industrial uses as well as a range
of employment uses and limited commercial uses that support the primary industrial
function; does not permit residential uses (including live / work).

As a comparison, the current General Urban regional land use designation (for a majority of the

subject area), permits residential uses as well as commercial centres supported by shopping,

services and institutions.

48127578

4515 Central Boulevard, Burnaby, BC, Canada V5H 0C6 | 604-432-6200 | metrovancouver.org
Metro Vancouver Regional District | Greater Vancouver Water District IS(?gFterﬁ/egzﬁwer Sewerage and Drainage District | Metro Vancouver Housing Corporation
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Servicing will be designed to anticipate climate change including floodways and dry pond areas for
emergency stormwater management.

Groundwater and the impact of a high groundwater table on the ultimate design of the buildings and
servicing will need to be addressed on an application by application basis.

Traffic and Transportation:

The City has Traffic Impact Assessment Guidelines that may be triggered by a development application.
232 Street is an arterial road and no single-site direct access will be permitted. 128 Avenue is a
collector and direct access will be discouraged. It is anticipated that new roads will be used to access
the internal site. Both existing fronting roads are designated bike routes and bike facilities will be
incorporated into the servicing designs. In addition, 128 Avenue is a horse route and the existing
horse trail established to the west will be continued east. There will be no road connections to the
existing residential streets to the west.

Yennadon Elementary is located approximately 200m to the east and traffic volumes at peak school
times are a challenge at the 128 Avenue/232 Street intersection. Currently some of the vacant lands
within the study are used unofficially as overflow parking for parents taking their children to school
due to the congestion at drop off and pick up times. The City is actively working with the School District
to address congestion issues.

232 Street is part of the Major Road Network (MRN) and any new accesses to/from the MRN will
require Translink approval. As development applications are made, Engineering will review
opportunities to improve existing bus stops which could include the construction of bus shelters.

Development Sequencing:

Under Concept 2 there is little ability to “leapfrog” development. New road access from 128 Avenue
must align with 230 Street on the north side of 128 Avenue. New road access from 232 Street must
be a sufficient distance from the 128 Avenue/232 Street intersection. All services, except for
drainage, need to be brought from these existing roads. The internal road layout is flexible depending
on the type and size of application that the City receives. It is anticipated that the first application will
determine the layout of the Lands.

As applications to developer are received there may be additional studies and requirements that are
required. Ground truthing may also impact how servicing is to be addressed.

Regards,

Rachel Ollenberger, AScT
Manager of Infrastructure Development
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Attachment B
- MAPLE RIDGE
British Columbia .

mapleridge.

| hereby certify this to be a true and correct copy of a resolution passed by the Council of the City of
Maple Ridge at its Regular Council meeting held on April 12, 2022:

R/2022-CM-123

1.

That in respect of Section 475 of the Local Government Act, opportunity for early and on-going
consultation has been provided by way of posting Official Community Plan Amending Bylaw
No. 7734-2021, Official Community Plan Amending Bylaw No. 7735-2021, and Official
Community Plan Amending Bylaw No. 7838-2022 on the municipal website and the referral
process together with an invitation to the public, Metro Vancouver and the Agricultural Land
Commission to comment; and Council considers it unnecessary to provide any further
consultation opportunities, except by way of holding a Public Hearing on the bylaws;
That Official Community Plan Amending Bylaw No. 7734-2021, as amended, be given second
reading and forwarded to Public Hearing;
That Official Community Plan Amending Bylaw No. 7735-2021, as amended, be given second
reading and forwarded to Public Hearing;
That Official Community Plan Amending Bylaw No. 7838-2022 be given first and second
reading and forwarded to Public Hearing;
Subject to third reading of Official Community Plan Amending Bylaw No. 7734-2021, Official
Community Plan Amending Bylaw No. 7735-2021 and Official Community Plan Amending
Bylaw No. 7838-2022, that staff be directed to include the Type 2 Minor Amendments related
to the Yennadon Land Regional Growth Strategy amendment package, that will be forwarded
to Metro Vancouver; and further
That the following terms and conditions be met prior to final reading of Official Community Plan
Amending Bylaw No. 7838-2022;
i.  That 23154 128 Avenue be removed from the Agriculture Land Reserve;
ii. Thatthe Metro Vancouver Urban Containment Boundary be amended; and
iil.  Thatthe subject properties are included in the Fraser Sewerage Area and/or request,
via Council resolution, for permission to connect to the City of Maple Ridge sewer
mains.

Dated this 27t day of July, 2023

Patrick HIavao—Winéor
Acting Corporate Officer

CITY OF MAPLE RIDGE
11995 Haney Place, Maple Ridge, BC V2X 6A9, Canada | Tel: 604-463-5221 | Fax: 604-467-7329 | mapleridge.ca

enquiries@mapleridge.ca
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Attachment C

- MAPLE RIDGE °

8 chichcombia

mapleridge.ca

| hereby certify this to be a true and correct copy of resolutions passed by the Council of the City of
Maple Ridge at its Regular Council meeting held on May 24, 2022:

R/2022-CM-157
That Maple Ridge Official Community Plan Amending Bylaw No. 7734-2021 be given third
reading.

R/2022-CM-158
That Maple Ridge Official Community Plan Amending Bylaw No. 7735-2021 be given third
reading.

R/2022-CM-159

That Maple Ridge Official Community Plan Amending Bylaw No. 7735-2021 be given third
reading.

Dated this 27t day of July, 2023

¥l I /
Patrick Hlavac-Winsor
Acting Corporate Officer

CITY OF MAPLE RIDGE
11995 Haney Place, Maple Ridge, BC V2X 6A9, Canada | Tel: 604-463-5221 | Fax: 604-467-7329 | mapleridge.ca

enquiries@mapleridge.ca
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Attachment D

_ MAPLE RIDGE
. British Columbia

mapleridge.ca

| hereby certify this to be a true and correct copy of a resolution passed by the Council of the City of
Maple Ridge at its Regular Council meeting held on November 29, 2022:

R/2022-CM-372

THAT Exclusion Application 2022-170-AL be forwarded to the Agricultural Land Commission
for their review and consideration.

Dated this 27t day of July, 2023

Patriﬂck Hlavac-Winsor
Acting Corporate Officer

CITY OF MAPLE RIDGE
11995 Haney Place, Maple Ridge, BC V2X 6A9, Canada | Tel: 604-463-5221 | Fax: 604-467-7329 | mapleridge.ca

enquiries@mapleridge.ca
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Attachment 3

m ~49% PROVINCIAL AGRICULTURAL T:  604-660-7000
o [

LAND COMMISSION B2 ALCBurnaby@Victorial.gov.bc.ca
201 - 4940 Canada Way, Burnaby

B.C., Canada V5G 4K6

June 28, 2023

ALC File: 66390
Adam Rieu
City of Maple Ridge
DELIVERED ELECTRONICALLY

Dear Adam Rieu:

Re: Reasons for Decision - ALC Application 66390

Please find attached the Reasons for Decision of the South Coast Panel for the above
noted application (Resolution #307/2023). As agent, it is your responsibility to notify the
applicant accordingly.

Please note that the submission of a $150 administrative fee may be required for the
administration, processing, preparation, review, execution, filing or registration of
documents required as a condition of the attached Decision in accordance with s.
11(2)(b) of the ALR General Regulation.

Under section 33.1 of the Agricultural Land Commission Act (“ALCA”), the Chair of the
Agricultural Land Commission (the “Commission”) has 60 days to review this decision
and determine if it should be reconsidered by the Executive Committee in accordance
with the ALCA. You will be notified in writing if the Chair directs the reconsideration of
this decision. The Commission therefore advises that you consider this 60-day review
period prior to acting upon this decision.

Under section 33 of the ALCA, a person affected by a decision (e.g. the applicant) may
submit a request for reconsideration. A request to reconsider must now meet the
following criteria:

¢ No previous request by an affected person has been made, and
e The request provides either:

o Evidence that was not available at the time of the original decision that
has become available, and that could not have been available at the time
of the original decision had the applicant exercised due diligence, or

o Evidence that all or part of the original decision was based on evidence
that was in error or was false.

The time limit for requesting reconsideration of a decision is one year from the date of
the decision’s release, as per ALC Policy P-08: Request for Reconsideration.

alc.gov.bc.ca
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Please refer to the ALC’s Information Bulletin 08 — Request for Reconsideration for
more information.

Please direct further correspondence with respect to this application to
ALC.SouthCoast@gov.bc.ca

Yours truly,

Evans Frimpong, Land Use Planner

Enclosures: Reasons for Decision (Resolution #307/2023)
Schedule A: Decision Map

cc: City of Maple Ridge (File 2022-170-AL) Attention: Adam Rieu

66930d1
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AGRICULTURAL LAND COMMISSION FILE 66390
REASONS FOR DECISION OF THE SOUTH COAST PANEL

Exclusion Application Submitted Under s.29(1) of the Agricultural Land Commission Act

Applicant:

Agent:
Property:

Panel:

City of Maple Ridge

Adam Rieu, City of Maple Ridge

Parcel Identifier: 006-474-853

Legal Description: Lot 43 Section 20 Township
12 New Westminster

District Plan 30199

Civic: 23154 - 128th Avenue, Maple Ridge
Area: 1.62 ha (entirely within the ALR)

lone Smith, South Coast Panel Chair
Susan Gimse’

Holger Schwichtenberg
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l‘ ALC File 66390 Reasons for Decision

OVERVIEW

[11 The Property is located within the Agricultural Land Reserve (ALR) as defined
in s. 1 of the Agricultural Land Commission Act (ALCA).

2] The Applicant is applying to the Agricultural Land Commission (the
“‘Commission”) under s.29(1) of the ALCA to exclude the Property (1.62 ha) from
the ALR (the “Proposal”).

[3] The Proposal was considered in the context of the purposes and priorities of the

Commission set out in s. 6 of the ALCA:

6 (1) The following are the purposes of the commission:
(a) to preserve the agricultural land reserve;
(b) to encourage farming of land within the agricultural land reserve in
collaboration with other communities of interest; and,
(c) to encourage local governments, first nations, the government and its
agents to enable and accommodate farm use of land within the
agricultural land reserve and uses compatible with agriculture in their

plans, bylaws and policies.

(2) The commission, to fulfill its purposes under subsection (1), must give priority
to protecting and enhancing all of the following in exercising its powers and
performing its duties under this Act:

(a) the size, integrity and continuity of the land base of the agricultural land
reserve;

(b) the use of the agricultural land reserve for farm use.
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l‘ ALC File 66390 Reasons for Decision

EVIDENTIARY RECORD

[4]

[5]

The Proposal, along with related documentation from the Applicant, Agent, local
government, and Commission is collectively referred to as the “Application”. All
documentation in the Application was disclosed to the Agent in advance of this

decision.

On April 6, 2023, a Notice of Exclusion Meeting was held with the Agent and the
City of Maple Ridge. On April 20, 2023, the Panel conducted a meeting with the
Applicant and Agent via video conference (the “Exclusion Meeting”). An
exclusion meeting report was prepared and was certified as accurately reflecting
the observations and discussions of the Exclusion Meeting by the Agent on May
11, 2023 (the “Exclusion Meeting Report”).

BACKGROUND

[6]

[7]

The City of Maple Ridge’s Staff Report dated November 29, 2022, states that the
Property is the last remaining ALR property within the Yennadon Lands.

In 2011, the City of Maple Ridge (the “City”) referred the draft Albion Flats
concept plan to the Commission which included the proposal to exclude a
number of remnant ALR parcels located throughout the City. The Commission
partially endorsed the draft concept plan by Resolution #2635/2011 (Planning
File Legacy #26551) and identified several ‘remnant parcels’ throughout the City
as “unsuited to agriculture or otherwise warranting exclusion”. It was expected

that the City would eventually apply to exclude these lands from the ALR.

563 of 636 Page 30f5



l‘ ALC File 66390 Reasons for Decision

ANALYSIS AND FINDINGS

[8]

[9]

The Application mentions that exclusion of the Property would allow City staff to
continue with the regional approvals required at the Metro Vancouver Regional

District, for the remaining Yennadon Area Planning process.

The Panel notes that the Property was considered as one of the remnant parcels
that the Commission has identified as ‘unsuited for agriculture’ warranting
exclusion from the ALR. The Panel confirms that the Property was previously
endorsed for exclusion in 2011 as part of its review of the 2011 Albion Flats
concept plan, though not tied to any of the conditions associated with the Albion

Flats Review.

DECISION

[10]

[11]

[12]

[13]

For the reasons given above, the Panel approves the Proposal to to exclude the
Property (1.62 ha) from the ALR (the “Proposal”) subject to the following
condition:

(a) Siting of the Proposal in compliance with Schedule A of this decision.

These are the unanimous reasons of the Panel.

A decision of the Panel is a decision of the Commission pursuant to s. 11.1(3) of
the ALCA.

Resolution #307/2023
Released on June 28, 2023
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lone Smith, Panel Chair
On behalf of the South Coast Panel
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Schedule A: Decision Map
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WHERE
A.

Attachment 4

METRO VANCOUVER REGIONAL DISTRICT
BYLAW NO. 1376, 2024
A bylaw to amend “Metro Vancouver Regional District Regional Growth Strategy
Bylaw No. 1339, 2022”

AS:
The Metro Vancouver Regional District Board (the “Board”) adopted “Metro Vancouver
Regional District Regional Growth Strategy Bylaw No. 1339, 2022”; and

The Board wishes to amend “Metro Vancouver Regional District Regional Growth Strategy
Bylaw No. 1339, 2022".

NOW THEREFORE the Board of the Metro Vancouver Regional District enacts as follows:

Citation
The official citation of this bylaw is “Metro Vancouver Regional District Regional Growth
Strategy Amendment Bylaw No. 1376, 2024”.

Schedule
The following Schedule is attached to and forms part of the bylaw:
e Schedule “A”, Subject Properties.

Amendment of Bylaw
“Metro Vancouver Regional District Regional Growth Strategy Bylaw No. 1339, 2022" is
amended by:

a) re-designating the subject properties, as listed in the table below:

PID Legal Description

000-606-367 LOT 46, PLAN NWP31436, PART NE1/4, SECTION 20,
TOWNSHIP 12, GROUP 1, NEW WESTMINSTER LAND
DISTRICT

009-102-078 LOT 2, PLAN NWP22339, PART NE1/4, SECTION 20,
TOWNSHIP 12, GROUP 1, NEW WESTMINSTER LAND
DISTRICT

005-835-020 LOT 55, PLAN NWP40879, PART NE1/4, SECTION 20,
TOWNSHIP 12, GROUP 1, NEW WESTMINSTER LAND
DISTRICT

005-835-038 LOT 56, PLAN NWP40879, PART NE1/4, SECTION 20,
TOWNSHIP 12, GROUP 1, NEW WESTMINSTER LAND DISTRICT
000-669-474 PARCEL A, LOT 8, PLAN NWP5467, SECTION 20, TOWNSHIP 12,
NEW WESTMINSTER LAND DISTRICT, REF PL 8148

from ‘General Urban’ to ‘Industrial’, as shown in Schedule “A” of this bylaw;

Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1376, 2024

63855128
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b) re-designating the subject properties, as listed in the table below:

PID Legal Description

006-474-853 LOT 43, PLAN NWP30199, SECTION 20, TOWNSHIP 12, GROUP
1, NEW WESTMINSTER LAND DISTRICT

003-269-477 LOT 44, PLAN NWP30199, SECTION 20, TOWNSHIP 12, GROUP
1, NEW WESTMINSTER LAND DISTRICT

from ‘Agricultural’ to ‘Industrial’, as shown in Schedule “A” of this bylaw;

c) re-designating portions of the subject properties, as listed in the table below:

PID Legal Description

002-061-651 LOT 4, PLAN NWP5430, SECTION 20, TOWNSHIP 12, GROUP 1,
NEW WESTMINSTER LAND DISTRICT, EXCEPT PLAN 23424,
LMP12700

011-157-607 PARCEL B, LOT 8, PLAN NWP5467, SECTION 20, TOWNSHIP 12,
NEW WESTMINSTER LAND DISTRICT, (REF PL 13094)

002-061-635 LOT 3, PLAN NWP5430, SUBLOT 1, PART NE1/4, SECTION 20,

TOWNSHIP 12, GROUP 1, NEW WESTMINSTER LAND DISTRICT,
EXCEPT PLAN PARCEL "A" RP22408, P23424

011-157-569 LOT 5, PLAN NWP5467, SECTION 20, TOWNSHIP 12, GROUP 1,
NEW WESTMINSTER LAND DISTRICT

011-157-585 LOT 6, PLAN NWP5467, SECTION 20, TOWNSHIP 12, GROUP 1,
NEW WESTMINSTER LAND DISTRICT

011-157-593 LOT 7, PLAN NWP5467, SECTION 20, TOWNSHIP 12, GROUP 1,

NEW WESTMINSTER LAND DISTRICT

from ‘General Urban’ to ‘Industrial’, as shown in Schedule “A” of this bylaw;

d) re-designating portions of the subject properties, as listed in the table below:

PID Legal Description

002-061-651 LOT 4, PLAN NWP5430, SECTION 20, TOWNSHIP 12, GROUP 1,
NEW WESTMINSTER LAND DISTRICT, EXCEPT PLAN 23424,
LMP12700

011-157-607 PARCEL B, LOT 8, PLAN NWP5467, SECTION 20, TOWNSHIP 12,
NEW WESTMINSTER LAND DISTRICT, (REF PL 13094)

002-061-635 LOT 3, PLAN NWP5430, SUBLOT 1, PART NE1/4, SECTION 20,

TOWNSHIP 12, GROUP 1, NEW WESTMINSTER LAND DISTRICT,
EXCEPT PLAN PARCEL "A" RP22408, P23424

011-157-569 LOT 5, PLAN NWP5467, SECTION 20, TOWNSHIP 12, GROUP 1,
NEW WESTMINSTER LAND DISTRICT
011-157-585 LOT 6, PLAN NWP5467, SECTION 20, TOWNSHIP 12, GROUP 1,

NEW WESTMINSTER LAND DISTRICT

Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1376, 2024
63855128 Page 2 of 4
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011-157-593 LOT 7, PLAN NWP5467, SECTION 20, TOWNSHIP 12, GROUP 1,
NEW WESTMINSTER LAND DISTRICT

from ‘General Urban’ to ‘Conservation and Recreation’, as shown in Schedule “A” of this
bylaw; and

e) amending the Urban Containment Boundary to exclude the subject properties, as listed
in the table below:

PID Legal Description

006-474-853 LOT 43, PLAN NWP30199, SECTION 20, TOWNSHIP 12, GROUP
1, NEW WESTMINSTER LAND DISTRICT

003-269-477 LOT 44, PLAN NWP30199, SECTION 20, TOWNSHIP 12, GROUP
1, NEW WESTMINSTER LAND DISTRICT

as shown in Schedule “A” of this bylaw.
3.2 “Metro Vancouver Regional District Regional Growth Strategy Bylaw No. 1339, 2022” is

further amended by amending maps numbered 2, 3, 4,5, 6, 7, 8, 9, and 12 to incorporate
the changes outlined in section 3.1 of this bylaw.

Read a first, second, and third time this day of

Adopted this day of

George V. Harvie, Chair

Dorothy Shermer, Corporate Officer

Metro Vancouver Regional District Regional Growth Strategy Amendment Bylaw No. 1376, 2024
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Schedule A
Subject Properties

Prior to Amendment
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Attachment 5
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Metro 2050 Type 2 Proposed Regional Land Use Amendment

Victor Cheung

Senior Policy & Planning Analyst, Regional Planning and Housing Services
metrovancouver

Regional Planning Committee

REGIONAL LAND USE DESIGNATIONS

» Designated General Urban ot g Amnamnt |
and Agricultural in Metro oo
2050

* Lands to the north, west,
and south are designated
General Urban

* Lands east are designated
Agricultural

1 Y )/ PLAN N 7
S P PR

metrovancouver 2
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PROPOSED AMENDMENT
* From General Urban and
Agricultural to Industrial and
Conservation and Recreation
* Adjust the Urban
Containment Boundary to
include two properties (~2 ha)
+ Type 2 amendment
metrovancouver
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REGIONAL PLANNING ANALYSIS

* The proposed amendment would add:
o 18 hectares of Industrial land to the region’s supply; and
o 7.4 hectares of Conservation and Recreation land that may contribute to the
region’s ‘lands protected for nature’ target, if additional legal mechanisms are
applied;

+ The proposed amendment redesignates 2 hectares of Agricultural land and 23.4
hectares of General Urban land;

« The introduction of industrial uses may negatively affect adjacent agricultural uses;
the effects are being addressed through the Yennadon Lands Employment Park
Design Guidelines; and

« The subject properties are strategically located from a goods movement perspective,
and while currently not well serviced by transit, the City has future plans for active
transportation options in the area.

metrovancouver 5

NEXT STEPS
Should the amendment application proceed:

* Provided the bylaw receives readings by the MVRD Board, the
amendment application will be referred to affected local
governments for comment (45 day comment period)

* Receive comments from the referral process, convey comments
to the Board and Board will consider final reading and adoption
of the amendment bylaw.

metrovancouver 6
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RECOMMENDATION
That the MVRD Board:

a) initiate the Metro 2050 amendment process for the City of
Surrey’s requested regional land use designation amendment
from Industrial to General Urban for the lands located at 11420
— 157A Street ;

b) give first, second, and third readings to “Metro Vancouver
Regional District Regional Growth Strategy Amendment Bylaw
No. 1366, 2023”; and

c) direct staff to notify affected local governments as per Metro
2050 section 6.4.2.

metrovancouver 8
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* The proposal is
consistent with the
adjacent lands to the
immediate south

metrovancouver
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