
City of Maple Ridge 

 

Note:  If required, there will be a 15-minute break at 3:00 p.m. 

Chair:  Acting Mayor 

1. DELEGATIONS/STAFF PRESENTATIONS – (10 minutes each)

1:00 p.m. 

1.1  Chickens as Pets 
• Carol Campos

1.2 Waste Management of Canada Corp. – Proposed Municipally Administered 
Garbage Collection System 

• Alex Limongelli, Public Sector Manager, BC

2. PUBLIC WORKS AND DEVELOPMENT SERVICES 

Note: The following items have been numbered to correspond with the Council 
Agenda: 

COMMITTEE OF THE WHOLE 
AGENDA 

April 20, 2015 
1:00 p.m. 

Council Chamber 

Committee of the Whole is the initial venue for review of issues. No voting 
takes place on bylaws or resolutions. A decision is made to send an item to 
Council for debate and vote or to send an item back to staff for more 
information or clarification before proceeding to Council.  The meeting is live 
streamed and recorded by the City of Maple Ridge. 

 

Note: Owners and/or Agents of Development Applications may be permitted 
to speak to their applications with a time limit of 10 minutes. 



Committee of the Whole Agenda 
April 20, 2015 
Page 2 of 6 

1101 2014-120-RZ, 23075, 23070, 23025, 23095, 23089, 23060 and 
23054 Loughway Highway; 11383 and 11305 232 Street, RS-3 to RM-1, RST, 
R-2 and C-2 

Staff report dated April 20, 2015 recommending that Maple Ridge Zone 
Amending Bylaw No. 7139-2015 to rezone from RS-3 (One Family Rural 
Residential) to RM-1 (Townhouse Residential), RST (Street Townhouse 
Residential), R-2 (Urban Residential District) and C-2 (Community Commercial) 
to permit 73 R-2 lots, 68 units of RST-type rowhouses, 144 units of RM-1 
townhouses and 3530 square metres of commercial floor space be denied.  

1102 2015-021-RZ, 24070 132 Avenue, RS-3 to RS-1b 

Staff report dated April 20, 2015 recommending that Maple Ridge Zone 
Amending Bylaw No. 7142-2015 to rezone from RS-3 (One Family Rural 
Residential) to RS-1b (One Family Urban [Medium Density] Residential) to 
allow future subdivision into approximately three single family residential lots 
be given first reading and that the applicant provide further information as 
described on Schedules A, B, E, F, G and J of the Development Procedures 
Bylaw No. 5879-1999, along with a subdivision application. 

1103 2014-013-RZ, 23895 124 Avenue, 12507, 12469, 12555 and 
12599 240 Street, Addendum to First Reading 

Staff report dated April 20, 2015 providing information on revisions to 
Application No. 2014-013-RZ. 

1104 2011-081-RZ, 23940 104 Avenue, RS-3 to R-1 and R-2 

Staff report dated April 20, 2015 recommending that Maple Ridge Official 
Community Plan Amending Bylaw No. 7120-2014 to amend the Urban Area 
Boundary and to designate from Agricultural to Urban Residential and to 
Conservation for areas around the watercourse be given first and second 
readings and be forwarded to Public Hearing and that Maple Ridge Zone 
Amending Bylaw No. 6906-2012 to rezone from RS-3 (One Family Rural 
Residential) to R-1 (Residential District) and R-2 (Urban Residential District) to 
permit subdivision of approximately 68 lots be given second reading and be 
forwarded to Public Hearing.   

1105 2015-080-DP, 11406 205 Street, Heritage Alteration Permit 

Staff report dated April 20, 2015 recommending that the Corporate Officer be 
authorized to sign and seal 2015-080-DP to allow revitalization and 
renovation work to be carried out on the Whitehead Residence in Hammond.  
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1106 2014-118-AL, 12266 240 Street, Application for Non-Farm Use 
 

Staff report dated April 20, 2015 recommending that non-farm use 
Application No. 2014-118-AL for a northern expansion of the existing 
Meadowridge School site be forwarded to the Agricultural Land Commission.  
 

1107 Maple Ridge Ticket Information Utilization Amending Bylaw 
 

Staff report dated April 20, 2015 recommending that Maple Ridge Ticket 
Information Utilization Amending Bylaw No. 7061-2014 to update the parent 
Ticketing Bylaw with recently amended offences in various bylaws be given 
first, second and third readings. 

 
1108 Maple Ridge Smoking Regulation Amending Bylaw  
 

Staff report dated April 20, 2015 recommending that Maple Ridge Smoking 
Regulation Amending Bylaw No. 7151-2015 to add an additional definition 
“smoke or smoking” to ensure that e-cigarettes are prohibited be given first, 
second and third readings. 

 
1109 Award of Contract, Integrated Stormwater Management Planning – South 

Alouette and Kanaka Creek Watersheds 
 

Staff report dated April 20, 2015 recommending that Contract 11-5255-20-
061, Integrated Stormwater Management Planning – South Alouette and 
Kanaka Creek Watersheds be awarded to Urban Systems Limited and that the 
Corporate Officer be authorized to execute the contract. 

 
1110 Drinking Water Quality Report 2014 
 
 Staff report dated April 20, 2015 providing information on the regulatory 

framework and water quality monitoring data for 2014.  
 
 
3. FINANCIAL AND CORPORATE SERVICES (including Fire and Police) 
 
1131 Rock Ridge Cell Tower – Support for Next Steps 
 

Staff report dated April 20, 2015 recommending that the construction and 
operation of a telecommunications tower at 13550 240 Street by SBA Inc. be 
supported, that the Corporate Officer be authorized to sign a Licence of 
Occupation Agreement and that SBA be required to complete specific work 
prior to undertaking construction of the tower.   
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1132 Maple Ridge Council Procedure Amending Bylaw 
 

Staff report dated April 20, 2015 recommending that Maple Ridge Council 
Procedure Amending Bylaw No. 7149-2015 to remove Mayor and Councillor 
Reports and the Moment of Reflection from the Council Meeting agenda be 
given first, second and third readings. 

 
1133 Ridge Meadows Youth & Justice Advocacy Association Director Position 
 

Staff report dated April 20, 2015 recommending that staff be directed to 
request that the Ridge Meadows Youth & Justice Advocacy Association amend 
their establishing constitution to remove local government elected officials 
from being directors on their Board of Directors. 

 
1134 2015 Tax Rates Bylaws – Maple Ridge Road 13 Dyking District and Albion 

Dyking District 
 

Staff report dated April 20, 2015 recommending that Albion Dyking District 
Tax Rates Bylaw No. 7147-2015 be given first, second and third readings and 
that Maple Ridge Road 13 Dyking District Tax Rates Bylaw No. 7148-2015 be 
given first, second and third readings.  

 
1135 Disbursements for the month ended March 31, 2015 
 
 Staff report dated April 20, 2015 recommending that the disbursements for 

the month ended March 31, 2015 be approved.  
 
1136 2014 Consolidated Financial Statements 
 

Staff report dated April 20, 2015 recommending that the 2014 Consolidated 
Financial Statements be accepted.  
 

1137 2015 Council Expenses 
 

Staff report dated April 14, 2015 providing updated Council expenses 
recorded to the end of March for 2015.  
  
For information only 
No motion required 

 
1138 Maple Ridge Development Cost Charges Imposition Amending Bylaw  
 

Staff report dated April 20, 2015 recommending that Maple Ridge 
Development Charges Imposition Amending Bylaw No. 7144-2015 be given 
first, second and third readings.  
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1139 Maple Ridge 2015-2019 Financial Plan Bylaw 
 
 Staff report dated April 20, 2015 recommending that Maple Ridge 2015-

2019 Financial Plan Bylaw No.  7145-2015 be given first, second and third 
readings. 

 
1140 Maple Ridge 2015 Property Tax Rates Bylaw 
 
 Staff report dated April 20, 2015 recommending that Maple Ridge 2015 

Property Tax Rates Bylaw No. 7146-2015 be given first, second and third 
readings.   

 
 
4. COMMUNITY DEVELOPMENT AND RECREATION SERVICES   
 
1151  
 
 
5. CORRESPONDENCE 
 
1171 
 
 
6. OTHER ISSUES 
 
1181 
 
 
7. ADJOURNMENT  
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8. COMMUNITY FORUM 

Checked by:________________ 
Date: ________________

COMMUNITY FORUM 

The Community Forum provides the public with an opportunity to ask questions of 
Council on items that are of concern to them, with the exception of Public Hearing 
by-laws that have not yet reached conclusion. 

Council will not tolerate any derogatory remarks directed at Council or staff 
members. 

Each person will be permitted 2 minutes to speak or ask questions (a second 
opportunity is permitted if no one else is sitting in the chairs in front of the 
podium). Questions must be directed to the Chair of the meeting and not to the 
individual members of Council. The total time for this Forum is limited to 15 
minutes. 

If a question cannot be answered, the speaker will be advised when and how a 
response will be given. 

Other opportunities are available to address Council including public hearings and 
delegations.  The public may also make their views known to Council by writing or 
via email and by attending open houses, workshops and information meetings. 
Serving on an Advisory Committee is an excellent way to have a voice in the future 
of this community.   

For more information on these opportunities contact: 

Clerk’s Department at 604-463-5221 or clerks@mapleridge.ca 
Mayor and Council at mayorandcouncil@mapleridge.ca 

mailto:clerks@mapleridge.ca
mailto:mayorandcouncil@mapleridge.ca


           City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE:  April 20, 2015 

and Members of Council  FILE NO:    2014-120-RZ 

FROM: Chief Administrative Officer MEETING:    C of W 

SUBJECT: First Reading 

Maple Ridge Zone Amending Bylaw No. 7139-2015 

23075, 23070, 23025, 23095, 23089, 23060 & 23054 Lougheed Highway; 

11383 and 11305 232 Street 

EXECUTIVE SUMMARY: 

An application has been received to rezone the subject properties from RS-3 (One Family Rural 

Residential) to RM-1 (Townhouse Residential), RST (Street Townhouse Residential), R-2 (Urban 

Residential District, and C-2 (Community Commercial).  The proposal is for 73 R-2 (Urban Residential 

District) Zone lots, 68 units of RST-type rowhouses, 144 units of RM-1 townhouses and 3,530 

square metres (38,000 square feet) of commercial floor space.  Apart from minor adjustments, staff 

supports the residential proposal; however, the amount of floor area and range of uses for the 

commercial proposal is not supported because this it does not comply with the OCP, the Town Centre 

Area Plan or the Commercial and Industrial Strategy.   

The entire site (9 properties) is designated Urban Residential in the OCP, and has been subject of 

discussion during the Commercial and Industrial Strategy review, which identified it as a potential 

location for employment uses. Pursuant to Council’s resolution, the applicant prepared an analysis 

suggesting that light industrial use of the property would not be feasible. A follow-up market analysis 

submitted by the applicant suggests that the site is viable for a residential development and a 

commercial component with 3,530 square metres (38,000 square feet) of floor space.  G.P.Rollo 

and Associates reviewed these reports and offered comments contained in this report. 

This report provides an overview of the development proposal, and background information on the 

OCP policies and the Commercial and Industrial Strategy.  Based on this review, staff have concerns 

with the  size of the proposed commercial area, its potential negative impact on the Town Centre as 

well as on existing or designated commercial lands in East Maple Ridge and the incompatible 

interface with the residential neighbourhood to the west.  

Therefore, the recommendation is to deny the proposal.  Some alternatives to this proposal are 

described in this report.  

RECOMMENDATION: 

That Zone Amending Bylaw No. 7139-2015 be denied. 

DISCUSSION: 

a) Background Context:

Applicant: Qualico Developments (Vanc) Inc.  

Owner: BC Transportation Financing Authority 

1101



- 2 - 

Legal Description: Parcel "L" (Reference Plan 3957) of Parcel "J" (Reference Plan 

3829), Except: Firstly: Part on Statutory Right of Way Plan 

4834; Secondly: Part Lying South of Road Shown on Statutory 

Right of Way Plan 4834; Thirdly: Part on Statutory Right of Way 

Plan 71204; District Lots 402 And 403 Group 1 New 

Westminster District; 

Parcel "J" (Reference Plan 3829), Except: Firstly: Part on 

Statutory Right of Way Plan 3041; Secondly: Parcel "L" 

(Reference Plan 3957); Thirdly: Part on Statutory Right Of Way 

Plan 4834; Fourthly: Parcel "One" (Explanatory Plan 8328); 

Fifthly: Part Within Heavy Outline Taken By Highway Statutory 

Right of Way Plan 63428; District Lots 402 And 403 Group 1 

New Westminster District; 

Lot 31 District Lots 402 And 403 Group 1 New Westminster 

District Plan 61595; 

Parcel "One" (Explanatory Plan 8328) Of Parcel "J" (Reference 

Plan 3829) Except: Part on Statutory Right of Way Plan 71204; 

District Lots 402 and 403 Group 1 New Westminster District 

Lot 27 Except: Part on Statutory Right of Way Plan 71204; 

District Lot 403 Group 1 New Westminster District Plan 44493 

Lot 28 Except Part in Highway Plan 71204, District Lot 403 

Group 1 New Westminster District Plan 44493; 

Lot 32 District Lots 402 and 403 Group 1 New Westminster 

District Plan 61595; 

Parcel "M" (Reference Plan 681) District Lot 403 Group 1 New 

Westminster District; and 

Lot 29, Except: Part on Statutory Right of Way Plan 71204, 

District Lot 403 Group 1 New Westminster District Plan 44493. 

OCP: 

Existing: Urban Residential and Conservation 

Proposed: Commercial, Medium Density Residential, Urban Residential 

and Conservation 

Zoning: 

Existing: RS-3 (One Family Rural Residential) 

Proposed: RM-1 (Townhouse Residential), RST (Street Townhouse 

Residential), R-1 (Residential District), R-2 (Urban Residential 

District), C-2 (Community Commercial) 

Surrounding Uses: 

Portion of site north of Lougheed Highway: 

North: Use: Telosky Park, Thomas Haney Centre, Thomas Haney Secondary 

and Maple Ridge Lawn Bowling Facility; 

Zone: CD-1-89 (Assembly, Civic, Park & School); 

Designation: Institutional; 

East: Use: Vacant (forested); 

Zone: RS-3 (One Family Rural Residential); 

Designation: Conservation and Urban Residential; 

South: Use: Townhouses; 

Zone: RM-1 (Townhouse Residential); 

Designation: Urban Residential; 
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Portion of site south of Lougheed Highway: 

Northwest:  Use: Residential and Bare Land Strata Residential; 

Zone: R-1 (Residential District) and RM-1 (Townhouse Residential); 

Designation: Urban Residential; 

Southwest: Use: Across Haney Bypass: 

CP Rail rail line, Kanaka Creek Regional Park; 

Zone: RS-3 (One Family Rural Residential); 

Designation: Park, Urban Residential and Conservation; 

East: Use: Townhouse and Rural Residential; 

Zone: RM-1 (Townhouse Residential) and RS-3 (One Family Rural 

Residential); 

Designation: Urban Residential and Conservation; 

Existing Use of Property: Vacant Residential 

Proposed Use of Property: Commercial, Urban Residential, Townhouses, Rowhouses and 

Conservation; 

Combined Site Area: 18.3 HA (45.2 acres) 

Access:  Lougheed Highway, Haney Bypass and 232 Street; 

Servicing requirement: Urban Standard  

b) Site Characteristics:

The lands subject to this rezoning application were part of Ministry of Highways properties once 

slated to accommodate the alignment of the “Cottonwood Connector” through East Maple Ridge, 

from Dewdney Trunk Road, through the subject development site and connecting with the Haney 

Bypass. The connector is no longer to be constructed; therefore, the site is being sold by the 

Province.  

The development site consists of two disconnected sites made up of nine (9) lots – six (6) lots to the 

north and three (3) lots to the south of Lougheed Highway. The areas are: 

Area in hectares Area in Acres 

Total Site 18.3 45.2 

North Portion   6.9 17.0 

South Portion 11.4 28.2 

North Portion: The northern area of the North Portion is covered with trees, has steep slopes and 

Morley Creek flows south and is piped under the Lougheed Highway. The lots in the southern area 

are vacant with clearings, possibly one former house site near 232 Street. The lands slope from the 

middle of the side east to 232 Street and west towards the creek and rising up to the fields 

associated with Telosky Park and the Thomas Haney Centre.   

There is an existing townhouse complex to the south and the Telosky Park /Thomas Haney Senior 

Secondary and associated recreational uses to the north. 

South Portion: This land is vacant, mainly cleared and generally slopes to the southeast (towards 

Morely Creek on adjacent lands) and the south west (towards Roslyn Creek which flows through the 

site in the west). There are three (3) steep slope areas: 

 Bisecting the site diagonally from the northwest to southeast near the Haney Bypass;

 Running north to south behind the residential lots fronting Olund Crescent and 231

Street near Lougheed Highway; and
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 Running north to south along the eastern side of the site associated Morely Creek.  The

southern portion of the creek was piped along the lot line shared between the

development site and the townhouse project to the east as well as under the Haney

Bypass.

There is an existing R-1 (Residential District) and RM-1 (Townhouse Residential) bare land strata 

neighbourhood to the west, and two RS-3 (One Family Rural Residential) lots and a RM-1 townhouse 

complex to the east.    

c) Project Description:

The following is being proposed for the site (See Appendix C): 

North Portion: 

 73 R-2 (Urban Residential District) Zone lots (minimum lot area of 315 square metres)

located towards 232 Street; and

 Riparian or restoration areas of approximately 3 hectares (7.5 acres) located towards

Lougheed Highway.

South Portion: 

 3,530 square metres (38,000 square feet) of commercial floor space fronting on

Lougheed Highway;

 68 units of RST-type rowhouses at a density of 15.5 units per acre, which is complies

slightly more that the Zoning Bylaw permits. These are to be situated in the central part

of the site behind the Commercial area and abutting the existing single family

neighbourhood to the west; and

 144 units of RM-1 townhouses at a density of up to 14.6 units per acre, which

generally complies with the Zoning Bylaw. This would be located south of the

Rowhouses stretching south to the Haney Bypass.

At this time, the current application has been assessed to determine its compliance with the Official 

Community Plan (OCP) and to provide a land use assessment only.  As the application is 

recommended for denial, a subsequent report to Council and accompanying OCP and Zone 

Amending Bylaws together a more detailed assessment will be provided to Council to consider.  The 

concept plan attached as Appendix C may change.  

d) Planning Analysis:

Given the size of the site and the land uses and densities being proposed and the close proximity to 

the Town Centre Area, an expanded OCP assessment about this project’s compliance with the 

Official Community Plan (OCP) is included in this report.  

Official Community Plan Designation: 

The development site is currently designated a combination of Urban Residential and Conservation. 

Minor adjustment to the Conservation designations on the site to account for ground-truthing will be 

required. 

With respect to the residential component, the subject site is designated Urban Residential – Major 

Corridor in the OCP. This designation provides for a range of residential uses, including ground 

oriented housing forms such as single detached dwellings, garden suites, duplexes, triplexes, 
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fourplexes, townhouses, apartments or intensive small lot residential subject to compliance with the 

infill and compatibility policies. The proposed residential uses are in compliance with the OCP.  

 

The OCP does not provide for any Commercial land uses on the subject site; therefore, the applicant 

has applied for an OCP amendment. Depending on the size and uses for the proposed commercial 

land use, the amendment may constitute a major OCP amendment to various sections of the OCP 

thus requiring a detailed assessment. See Appendix B for more information. In addition, the 

requirements of Section 879 of the Local Government Act respecting consultation during an Official 

Community Plan amendment would apply. 

 

 Commercial and Industrial Strategy:  

 

The Commercial Industrial Strategy notes that Maple Ridge has a demand for 200 acres of industrial 

land by 2040 and identifies 8 strategies to provide the needed lands.   Strategy #5 specifically 

speaks to the Department of Transportation Lands and states: 

 

“8.7.5 Strategy #5:  Department of Transportation Lands 

 

The Department of Transportation owns 38 acres of land to the west of the eastern 

intersection of the Lougheed Highway and the Haney Bypass.  These lands have a 

number of streams running through the site and some slope issues.  It is estimated 

that 50% of these lands could be developed for industrial use if redesignated.  As it 

stands these properties are located within the Urban Area Boundary and currently 

zoned CS-1, RM-1 and RS-3.  An amendment to the Official Community Plan to 

support business park industrial development is recommended.” 

 

The following resolution was passed at the Council Workshop meeting on December 2, 2013 and 

applies to the South Portion of the subject development application site: 

 

That staff be directed to obtain a more detailed site analysis of Ministry of 

Transportation lands to determine feasibility as employment generating lands.  

 

Based on this resolution, the applicant was advised of the content in the Strategy and was requested 

to complete a detailed site analysis as a component of the application. 

 

Applicant Completed Industrial Analysis: 

 

The applicant retained City Spaces Consultants to prepare two studies and a proforma to address 

this Council directive (see Appendix D).  For their proforma analysis in the second study, City Spaces 

used as their model the precedent-setting business park / business incubator project in the 

Fleetwood Town Centre of Surrey. This project was designed to appear as a townhouse project 

transitioning between a shopping centre, service commercial strip and townhouse neighbourhood. 

City Spaces concluded: 

 

This detailed site analysis, however, concludes that the Cottonwood lands are not 

considered suitable for Industrial designation for reasons of: 

 Unsuitable topography;  

 Potential developable parcels that are undersized, discontinuous, and poorly configured 

for business park use;  

 Potential Incompatibility issues with surrounding development, respecting the interface 

with established residential properties, and 



- 6 - 

 Inefficient use of existing community infrastructure and amenities, and the

corresponding loss of opportunity to complete a planned neighbourhood with compact

residential infill, pedestrian connectivity, and centralized amenities.

G. P. Rollo and Associates (GPRA), the authors of the Commercial and Industrial Strategy, reviewed 

the City Spaces Study and proforma analysis for compliance to the Strategy. The study mainly uses 

imperial units, consequently metric equivalents are not indicated from this point forward in the 

Council Report.  The memorandum Rollo prepared is attached as Appendix E.  Please refer to Part 1 

of this attached document. 

Their comments and observations (note bolded point below) about the City Spaces’ findings about 

the site’s feasibility as employment generating lands is as follows: 

Having reviewed the City Spaces Land Use Policy Evaluation, GPRA has the following 

comments and observations:  

 City Spaces’ methodology, analysis and conclusions are sound and largely consistent with

a methodological approach GPRA would use;

 GPRA’s 2012 recommendation that the site be re-designated for Industrial use was

predicated on a high-level assessment looking at potential sites with good locality given

the need to find alternate locations for industrial development in the city in the coming

years. It did not include site-specific environmental or geotechnical analysis;

 There are other potential sites in the City where future industrial uses could be located.

 The methods and assumptions employed in Qualico Developments’ proforma analysis

(provided to GPRA by Maple Ridge staff) are reasonable, and based on the assumptions

used in that analysis the development of the Cottonwood Lands as industrial business

park would not be economically viable; and

 As currently proposed, the Cottonwood Land Use Concept includes 38,750 square feet of

retail and service commercial use. Assuming that the employment density (square feet

per employee) were to range from 175 to 350 square feet, this development would result

in between 129 and 221 employees.

Conclusion: Based on the G. P. Rollo assessment of the City Spaces Study and proforma analysis, as 

well as, the site’s physical and environmental limitations as documented in the City Spaces Report, 

the Ministry of Transportation lands are felt to be not feasible as business park lands. However, 

other employment generating uses that have not been assessed may be appropriate for this site. 

Staff note that incompatibility issues raised in the proforma could be negated through site design 

and building form. 

Applicant’s Studies: 

The applicant provided two studies to the City in support of the scale of the commercial proposal. 

City Spaces Study: As the subject site in some circles is deemed to be a suitable for light industrial 

site, the City Spaces Study considered the notable Fleetwood example, an employment generating 

land use in a townhouse complex built form. However, it was judged to be unfeasible for the subject 

site from financial as well as site characteristic perspectives.  

The applicant’s justification for supporting a mixture of land uses, including commercial land uses, 

rather than the current urban residential designation, is based on: 

 creating a more complete community to satisfy the day-to-day shopping needs of the

emerging neighbourhood on the south side of Lougheed Highway;
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 the size and the range of commercial uses can be strictly tailored to not impact the

commercial establishments in the Town Centre; and

 some employment generation, albeit at lesser levels, are possible through an acceptable

commercial centre and new home occupations.

The City Spaces Study (Appendix D) acknowledges the potential for some infill employment uses but 

also some potential threats to the Town Centre Area. The Study states the following: 

 A limited portion of the upper lands adjacent to the Lougheed Highway could feasibly be

developed for infill employment use, provided that the scale of buildings and the permitted

land uses are compatible with existing and future residential development. This potential

infill employment use is recommended to be of a type and scale to support, rather than

detract from, the adjacent Town Centre in a manner consistent with OCP policy, and be

respectful of the hierarchy of community commercial nodes and neighbourhood centres.

Infill employment uses could be incorporated within a possible commercial centre on the

upper Cottonwood lands adjacent to the Lougheed Highway (p. 1).

 The Cottonwood Lands are approximately 500 metres from the Town Centre Commercial

designation, and between two commercial designated parcels located on the Lougheed

Highway at the Haney Bypass and at 116th Avenue. The addition of substantial new infill

employment lands located in close proximity to the Town Centre is not considered to be

consistent with current policy to monitor new office development in support of commercial

development within the Town Centre (p. 16).

 Development of the entire Cottonwood lands for infill employment uses is considered in

potential conflict with policy respecting the hierarchy and scale of commercial nodes and

centres, and appears to disrupt the planned integral system of commercial centres and

nodes (p. 16).

 From a physical planning perspective, the upper terrace Cottonwood Lands (located adjacent

to the Lougheed Highway) are considered feasible for limited infill employment use that

might be provided within a commercial centre designed to complement the residential

community (p. 18).

The applicant has elaborated that: 

It is important to create a site large enough to attract a strong anchor tenant. The anchor is 

what draws customers to the site and provides support for the other commercial units. 

(February 26, 2015 email)  

A 38,000 sq ft centre would allow the creation of a viable community retail space that could 

still be defined as a local retail precinct.   A 15,000-20,000 grocery store would offer real 

convenience to the surrounding community and the newly developed Cottonwood lands.  It 

could be similar to the 23,000 sq. ft. Cooper’s Foods on Dewdney Trunk at 240th Street.  

(March 23rd 2015 email) 

Hume Report:  The applicant has retained Hume Consulting to prepare a report on the key market 

and planning rationale for the 38,000 square foot commercial centre. This report is attached as 

Appendix F. Its stated purpose is as follows: 

Hume Consulting has been retained by Qualico to assess the site specific commercial 

opportunity for the Cottonwood Lands. This report will assess the market's ability to support 

up to 38,000 square feet of convenience-oriented development that would likely be 
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anchored by a small supermarket plus a variety of other stores and services targeting basic 

day-to-day needs of nearby residents and regional traffic passing the site.   

 

It analyses the success of commercial centres based on these locational factors:  

 Nearby Source of Demand 

 Exposure to Traffic 

 Convenient Access  

 Good Visibility 

 Sufficient Site Size 

 Limited Direct Competition 

 

These are strictly site-specific marketing matters, without 

analysing any economic impact on existing primary 

(Town Centre Area) or proposed commercial areas.  

 

The report identifies a trade area (a “5-minute drive”) 

stretching from the Fraser River on the south and 

encompassing the southeast corner of the Town Centre 

Area northward to Dewdney Trunk Road in the vicinity of 

232 Street and eastward to include southwest portion of 

Albion (shown to the right from p. 9). The proposed 

38,000 square foot commercial centre would be expected to capture 5% to 20% of the market share 

of this trade area depending on the store category. For a supermarket, about 10,500 to 14,000 

square feet would capture 15 – 20% of the resident’s supermarket expenditures. The possibility of a 

22,000 square feet grocery store was put forward to accommodate the sales potential from traffic 

passing by the site.  

 

As for the impact on the Town Centre, qualitative rather than quantitative assertions are made 

indicating it would have a “very limited impact” (p. 12). Among the arguments for another 

supermarket include: making up for the lost grocery sales floor area due to the closure of Target; 

accommodating grocery retailers not currently in the community like Buy Low, Marketplace IGA, 

Choices, Urban Fare, etc.; and expanded choices offered by having a number of completive 

supermarkets in the same trade area with distinct store identities and accommodating loyalties with 

shoppers.  

 

The main driving factor to support a 38,000 square foot shopping centre with a grocery store anchor 

of up to 22,000 square feet appears to be economics – a large enough centre to have a large 

enough supermarket with a well-known and identifiable “banner” to attract shoppers that in turn, 

attracts smaller business to locate and be more viable “coat-tailing” on the anchor store. There was 

an estimate that the 38,000 square foot commercial centre would create about 57 to 76 full time 

equivalent jobs  

 

Assessment of Applicant’s Reports by Rollo and Associates 

 

The applicant is proposing to introduce commercial land uses, which are not in compliance with the 

OCP. If applied, the OCP policy for neighbourhood commercial centres would allow up to 10,000 

square feet of commercial floor area where as the proposal is for nearly four (4) times more than the 

maximum allowable amount. Applying the next level in the OCP commercial hierarchy, the permitted 

amount of area would be up to 100,000 square feet about three times greater than being proposed 

by the applicant. 
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With respect to uses, the C-2 Community Commercial zone is being proposed by the applicant rather 

than the more typical C-1 Neighbourhood Commercial Zone and commercial uses typical to service 

local shopping needed.  The C-2 Zone would accommodate a significantly larger anchor tenant and 

wider range of other commercial uses serving several neighbourhoods.  

G. P. Rollo was asked to probe deeper (see Appendix E, Part 2) into the City Spaces assertions 

concerning commercial use, as well as, assessing the size and range of uses that might be 

supportable for the subject site. The main conclusions are as follows: 

 The Cottonwood Lands are located within 500 metres of the Town Centre Commercial

Designation. All three of downtown Maple Ridge’s major grocery store anchors are located

within a 5 minute drive of the site (2 grocery stores within a 3-minute drive), as is London

Drugs and Shoppers Drug Mart ( P. 6). [Staff note: Extra Foods is a third grocery store and

Rexall will be opening in Haney Place.]

 As currently conceived, the commercial node in the Cottonwood Land Use Concept would

contain 38,750 square feet of built capacity. While it is unknown what tenants if any have

been approached at this stage, in order to make this node commercially viable it is likely that

a grocery store or pharmacy-driven store with grocery component of between 15,000 and

20,000 square feet would be sought to anchor the project. This could prove a challenging

size to fill, as the typical anchor would likely be a smaller convenience-oriented grocer of

under 10,000 square feet, or a small, full-line store of over 25,000 square feet. If an anchor

in the 15-20,000 square foot range could be secured, given the location of the Cottonwood

lands vis-à-vis the downtown a store of this size would likely draw on a trade area that would

overlap the market area for the downtown grocery stores. With a quality anchor tenant, it is

likely that some downtown grocery-related sales transference would occur (p. 6-7).

 A retail node at the Cottonwood Lands may be more justifiable from a planning perspective,

and more viable from a commercial market perspective, if it is of a size and configuration

that limits its primary market area to the immediate neighbourhood, offering opportunity for

a convenience food store anchor and other complementary convenience retail and service

commercial. This would minimize any potential market overlap and sales transference from

downtown stores and ancillary retail establishments, minimize the potential for tenants to

move from the town centre to this new node, and maximize its chances of achieving

commercial success (p. 7).

 A convenience-oriented commercial node of up to 20,000 square feet of built space at the

Cottonwood Lands would be appropriate for a local-serving retail precinct at this location

that is complementary to the nearby downtown retail precincts. Given typical anchoring

ratios for small convenience-oriented shopping nodes, an anchor tenant in a 20,000 square

foot centre would be limited to 6-10,000 square feet. At this size (both absolute and anchor),

the sales requirements and market area would likely be convenience, local serving in nature,

and thus complementary to the downtown.

As a comparison to the 14,000 – 22,000 grocery store being proposed, the following are the sizes 

for nearby with nearby grocery stores (based on Business Licences issued): 

• Thrifty’s about 3,251 square metres (35,000 square feet) 

• Save-on-Foods about 3,144 square metres (33,842 square feet) 

• Coopers  about 2,694 square metres (29,000 square feet) 

• Extra Foods about 2,230 square metres (24,004 square feet) 
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Rollo was also asked to review and comment upon the Hume Report. This was not available at the 

time that this Council Report was finalized. Comments from Rollo on the Hume Report will be 

provided in future reports to Council should Council either defer or direct staff to prepare the bylaw 

for this application.   

 

Among the concerns identified by staff include: 

 

 That the proximity of the proposed commercial development to the Town Centre Area 

suggests more than the portion of the Town Centre Area shown will be within the five-minute 

driving criteria used to establish the boundary. Consequently, there may be a much greater 

draw on the Town Centre trade area than estimated by the Hume Report; and 

 The Hume Report only assesses what is necessary for a commercial use on the site to be 

economically viable without regard to OCP commercial goals, objectives and policies, and the 

impact on the Town Centre Area and other established or designated commercial lands.  

 

 Official Community Plan Policies: 

 

For the purposes of this analysis, the Commercial Policies in the OCP contained in Section 6.3 

Commercial Opportunities as well as the Town Centre Area Plan are considered relative to the 

38,000 square foot commercial proposal on the subject site.  

 

Section 6.3 Commercial Opportunities: 

 

The following is a summary of OCP Policies in Sections 6.3.4, 6.3.5 and 6.3.6 governing land 

designated Commercial for General Commercial, Community Commercial Nodes and Neighbourhood 

Commercial Centre respectively. Brief staff comments as related to the commercial component of 

this project are included. 

 

OCP Policy  Staff Comment 

6 - 23  General Commercial lands are lands designated Commercial on 

Schedule B of the Official Community Plan that are: 

a)  located on the Lougheed Highway, west and east of the Town 

Centre; 

b)  located on Dewdney Trunk Road, west of the Town Centre, but 

excludes property within a Community Commercial Node 

identified on Figure 3; 

c)  located on Dewdney Trunk Road, east of the Town Centre and 

west of 230th Street; 

d)  Lougheed Highway and 116th Avenue; and 

e)  located west of 207th Street in the vicinity of the intersections 

between Dewdney Trunk Road and Lougheed Highway. 

 

The subject site is not 

identified as General 

Commercial lands. 

6 - 26  Maple Ridge will promote the development of Community 

Commercial Nodes to serve the commercial needs of emerging 

neighbourhoods. 

 

 

 

The subject site is not 

designated as a 

Community Commercial 

Node as it is not located 

on DTR.   Consequently, 

it would not be 

appropriate to promote 

the subject site for such 

a purpose.  

6 - 27  The Community Commercial Nodes are located within the urban 

area boundary and are identified on Figure 2. The nodes are 

centred at the intersections of Dewdney Trunk Road and 240th 

Street, 232nd Street, and 216th Street, with residential 

developments interspersed between.  
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6 - 30 Maple Ridge will encourage the development of Neighbourhood 

Commercial Centres within walking distance of neighbourhoods 

to service the daily convenience shopping and service needs of 

residents in the local neighbourhood. 

6 – 31    Neighbourhood Commercial Centres will be considered subject to 

satisfying Parking Bylaw and Zoning Bylaw requirements, traffic 

access, site design and compatibility with adjacent land uses. 

The subject site is not 

so designated. 

However, based on OCP 

policy and the GP Rollo 

Memo, this would be a 

suitable designation for 

a 10,000 sq. ft. 

commercial 

development.  
6 - 32 Total commercial space in a Neighbourhood Commercial centre 

is typically less than 930 square metres (10,000 square feet) in 

area. 

Therefore, given the OCP designation, the site is intended to be developed for residential.  A review 

of the commercial policies indicate that: 

 The site is not designated for a Community Commercial node or General Commercial;

 A Neighbourhood Commercial centre of 10,000 square feet would be supportable to

accommodate a walk-in trade area for nearby residents and future residents of the

residential component of this development application. The Commercial and Industrial

Strategy does identify that there will be demand for floor area in East Maple Ridge as the

community grows. However, this site is not specifically identified.  Any development larger

than 10,000 sq. ft. is not supportable;

 Should Council be supportive of General Commercial on the site the introduction of some

second storey rental housing or community amenity contribution toward rental or affordable

housing could be a consideration to bonus the commercial floor area from 10,000 to 15,000

or 20,0000 square feet. This has been done for a number of projects in the City recently (See

Appendix B for more information.)

Town Centre Area Plan: 

The priority for creating a strong commercial, cultural and residential Town Centre Area over all other 

commercial centres in the City of Maple Ridge has been entrenched for decades in the land use 

objectives and planning on the community and regional levels. The introduction to the Town Centre 

Area Plan articulates this as follows: 

In early Official Community Plans priority for commercial development and residential density 

was noted for the Town Centre. In 1996, the area was designated as Regional Town Centre 

in the Metro Vancouver (former Greater Vancouver Regional District) Livable Region 

Strategic Plan which signified the Centre’s importance within the region, and identified it as 

a hub for future densification and development. 

The Green Infrastructure, Land Use, Park and Transportation Sections each contain policies to 

achieve the priority for the commercial and residential density and development to support a strong 

community and regional town centre being envisioned by the OCP. 
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Among the policies are 3-1 and 3-3, which in part state:  

 

3-1  An increase in residential and commercial density is encouraged in the Town Centre, 

particularly within the Central Business District; and  

 

3-3 Commercial uses that support the residential population of the Town Centre through the 

provision of necessary goods, including food, and services such as medical care are a 

priority function and will be encouraged to develop or remain in and around the Central 

Business District of the Town Centre. 

 

The fundamental concept is the concentration of commercial uses in the Town Centre Area will 

support business development as well as attracting residential development in the Town Centre 

Area. The growing population will support more business and will expand the trade market for 

additional commercial uses. It is a positive spiral – more commercial uses attracting residents, more 

residents attracting additional commercial uses, which attract more resident, etc.   

 

The Commercial and Industrial Strategy has identified the amount of commercial use that can be 

located outside of the Town Centre without detracting from the Town Centre’s growth priority and the 

positive spiral between commercial and residential development.  

 

Consequently, a project involving 38,000 square feet of commercial area does not conform to the 

priority objectives and commercial concentration policies in the Town Centre Area Plan and the OCP.   

 

Overall Conclusion: 

 

Under the current OCP and Town Centre Area Plan policies, no commercial land use can be 

entertained on the subject site. A commercial proposal of up to 10,000 square feet would require 

amendments to comply with the OCP.  The G.P.Rollo Report identified a category of 15,000 – 

20,000 square feet of commercial floor area that would be a size preserving the priority of the Town 

Centre Area.  However, this would require further work by staff to draft an OCP Amending Bylaw and 

accompanying policies, development permit area guidelines and housekeeping changes.  

 

Notwithstanding that from a realty or marketing perspective that a 38,000 square foot commercial 

could be viable and profitable, the proposal does not conform to the OCP and Town Centre Area Plan 

policies and cannot be supported. Changing the OCP and the Town Centre Area Plan to allow for 

such a proposal would be a shift from the envisioned regional and community role and priority of the 

Town Centre Area, the objectives of the Commercial and Industrial Strategy and potentially long term 

negative effects on the Town Centre’s retail environment and future business growth momentum. A 

significant amount of time, effort and resources has been directly applied by the City, including 

various financial incentives for facade improvement and property tax forgiveness, to attract 

investment and maintain the health and viability of the Town Centre. 

 

 Zoning, Referrals and Procedural Matters: 

 

Given the staff recommendation to deny this proposal, matters related to zoning, referrals, 

interdepartmental comments and procedures are not included in the body of this report. Some 

details are included in Appendix B for information only.  Should Council direct the creation of a bylaw 

for this development, rezoning, referral and procedural information would be included in the first 

reading report. 
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Alternatives: 

For Council’s information, alternatives have been briefly explored below: 

a) Deferral with Concept Plan Change

Council could direct the applicant to amend their plan to one of the following options and 

staff would bring back a report and amending bylaws (if required), 

(i)   Residential only – this option complies with the OCP, or  

(ii)  Residential and Neighbourhood Commercial – a residential development with 10,000 ft2 

of neighbourhood commercial space.  This is in alignment with OCP policies; however, an 

OCP amendment is required. 

(iii)  Residential with commercial space greater than 10,000 ft2 and no more than 20,000ft2 

This is not in alignment with OCP policies, however the Rollo report suggests that a 

convenience oriented node of up to 20,000 ft2 would be appropriate. An OCP 

amendment is required; 

(iv) Employment use only – This approach is consistent with the Commercial Industrial 

Strategy.  The applicant’s consultants suggest that employment use is not economically 

feasible, however, Council may wish to explore this option further. 

b) Approve as submitted and direct staff to prepare bylaw – not recommended;

If Council is inclined to explore the applicant’s option through either deferral or supporting the 

application as submitted, then staff recommends: 

 Council refer this application back to staff for further review, including reporting back on

G. P. Rollo’s assessment of the Hume Report;

 Council authorize staff to undertake an Economic Impact Assessment, at the expense of

the applicant, to gauge the full impact of a 38,000 square floor shopping centre, grocery

store size and proposed range of uses at the subject site, including the impact on the

Town Centre, on potential future development of the Albion Flats and on existing or

designated neighbourhood commercial centres particularly in East Maple Ridge,

including Albion;

 Staff determine a suitable amount of rental, affordable and adaptive housing or

community amenity contribution (CAC) or a combination of construction and CACs to be

provided;

 Staff seek the input of the Maple Ridge Business Improvement Association; and

 Staff to seek clarification about how Figure 5 (Potential Trade Area) in the Hume Report

was determined. The proximity of the proposed commercial development to the Town

Centre Area suggests more than the portion of the Town Centre Area shown will be within

the five-minute driving criteria used to establish the boundary.
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CONCLUSION: 

 

The property is designated Urban Residential in the OCP and the residential portion of the 

development proposal complies with the OCP.  The commercial development proposal is not in 

compliance with the OCP.  The necessary OCP amendments to the Commercial Policies, as well as, 

the Land Use Plan for the 38,000 sq. ft.  Community Commercial Development the applicant is 

proposing could be a threat to the growth, momentum and well being of the Town Centre Area. 

 

Although the Hume Report identifies from a market perspective how a centre of this size is 

necessary to be economically viable, Rollo’s memorandum clearly establishes that site specific 

economic viability and overall city-wide commercial growth are separate issues. Success of the 

commercial centre on the subject site could be at the expense of Town Centre sustainability 

 

In light of the Fleetwood-style employment generation use being found economically unfeasible, staff 

has explored the supportable commercial use alternatives of Neighbourhood Commercial in place of 

the applicant’s proposal. The option of exploring the applicant’s proposal, albeit shown as feasible 

from a purely retail marketing perspective, would require an economic impact assessment to 

quantify the risk on the Town Centre before proceeding with any Zoning Bylaw amendment. It is 

noted that commercial development on the property would require OCP amendments to achieve 

compliance with the OCP.  

 

Therefore, it is recommended that this application be denied.  

 

“Original signed by Chuck Goddard”                       for 

_______________________________________________ 

Prepared by:   Adrian Kopystynski, MCIP, RPP, MCAHP 

  Planner II 

 

“Original signed by Christine Carter” 

_______________________________________________ 

Approved by:  Christine Carter, M.PL, MCIP, RPP 

   Director of Planning 

 

“Original signed by David Pollock”                            for 

_______________________________________________ 

Approved by:  Frank Quinn, MBA, P. Eng 

   GM: Public Works & Development Services 

 

“Original signed by Jim Rule” 

_______________________________________________ 

Concurrence:  J. L. (Jim) Rule 

Chief Administrative Officer 
 

The following appendices are attached hereto: 

Appendix A – Subject Map 

Appendix B – Report Addendum 

Appendix C – Proposed Site Plan 

Appendix D – City Spaces Reports (June and December 2014 – Note: blank numbered pages removed) 

Appendix E – Rollo Memorandum 

Appendix F – Hume Report 
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Appendix B – Report Addendum 

Zoning Bylaw: 

Proposed Zones: The current application proposes to rezone the properties making up the 

development site from RS-3 (One Family Rural Residential) to the following: 

 RM-1 (Townhouse Residential) to permit about 144 strata townhouse units;

 RST (Street Townhouse Residential) to permit about 65 fee simple lot unit;

 R-2 (Urban Residential District) to permit about 73 lots (315 square metre minimum area);

and

 C-2 (Community Commercial) to permit 3,530 square metres (38,000 square feet).

Similar applications (Rental Housing requirement): Whether through site specific text amendments 

to the C-1 zone or using the C-2 zone, the precident for expanding floor area or the range of uses in 

commercial developments away from the Town Centre has been through the provision of rental 

housing.  

Based on the examples shown below, the average has been to provide residential floor space equal 

to the amount of commercial space in exchange for expanded commercial establishements. The 

average sizes of the rental units have been about 75 square metres (807 square feet). 

File Location 
Commercial 

space 

Residential 

space (and 

(units) 

2013-052-RZ 23227 Dogwood 531 sq. m. 429 sq. m.    (5) 

2011-015-RZ 11959 203 St. 301 sq. m. 413 sq. m.    (6) 

2012-084-RZ 11133 240 St. 481 sq. m. 221 sq. m.    (2) 

RZ/044/09 11213 240 St. 960 sq. m. 1140 sq. m. (16) 

Average unit size 75 sq. m. 

(807 sq. ft.) 

In the case of this project, both expanded uses and expanded commercial floor area are proposed. It 

would be reasonable to require rental housing as currently required as well as affordable housing for 

the expanded floor space.  Based on the above four precidents, the number of units would be: 

 For a 38,000 square foot project: 51 dwelling units;

 For a 20,000 square foot project: 25 dwelling units; or

 For a 10,000 square foot project: 12 dwelling units.

For units that cannot be included, the option exists to enter into a Development Agreement or other 

suitable instrument have applicants to make a payment into a Statutory Reserve Fund for the 

purpose of providing rental or affordable housing.  

Under current OCP policies, the C-2 Zone is not supportable because it is not an allowed zone on the 

Zone Matrix for Urban Residential designated lands. The land would need to be redesignted to 

Commercial and listed as General Commercial site under Policy 6 – 23.  Most General Commercial 

designed areas are in West Maple Ridge and at main intersections along Dewdney Trunk Road. 

APPENDIX B
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Proposed Subdivision and Lot Layout: The proposed lot layout for the 73 R-2 (Urban Residential 

District) Zone lot in the North Portion of the subject site located towards 232 Street will require 

further review after ground truthing is completed and reviewed to determine if there is sufficient 

setback from the creeks and tops of bank in the area.  

The proposed lot layout is not dimentioned and has not been reviewed for acceptablity by the 

Approving Officer. 

The land use inteface the south portion of the subject site is a concern. The current layout provides a 

direct conection from the multiple residental and commercial area to flow though the established 

neborhood to the west. There are two street stubs - to Telosky Avenue / 230 Street and 113 Avenue 

that should become cul-de-sacs or connected to complete the existing neighbourhood. The 

Approving Officer wishes to see a revised layout submitted that completes neighbourhood and limits 

the cross traffic to the west. 

Conclusion: Once a full submission is made, including a revised subdivision plan, and assessed by 

staff, it can be determined if any variations from the zoning requirements will required a 

Development Variance Permit application. 

Development Permits: 

Development permits will be required as follows: 

 Pursuant to Section 8.5 of the OCP, a Commercial Development Permit application is

required to address the commercial component of current proposal’s compatibility with

adjacent development, and to enhance the unique character of the community;

 Pursuant to Section 8.7 of the OCP, a Multi-Family Development Permit application is

required to ensure the current proposal enhances existing neighbourhoods with compatible

housing styles that meet diverse needs, and minimize potential conflicts with neighbouring

land uses; and

 Pursuant to Sections 8.9 and 8.10 of the OCP, a combined Watercourse Protection

Development Permit and Natural Features Development Permit application is required for all

developments and building permits within 50 metres of the top of bank of all watercourses

and wetlands.  The purpose of this Development Permit is to ensure the preservation,

protection, restoration and enhancement of watercourse and riparian areas, and slope

protection.

Advisory Design Panel: 

A Commercial Development Permit and a Multi-Family Development Permit are required and must be 

reviewed by the Advisory Design Panel prior to Second Reading. 

Development Information Meeting: 

A Development Information Meeting is required for this application.  Prior to Second Reading 

the applicant is required to host a Development Information Meeting in accordance with 

Council Policy 6.20.  
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Preliminary Engineering Comments: 

1) The adequacy of all municipal services and off-site improvements need to be determined and

constructed by the applicant as part of rezoning where substandard or lacking.

2) A comprehensive traffic study will need to review the impact of the development on the existing

roads and intersections and recommend the necessary changes and improvements, including

signalization at existing and proposed intersections in the vicinity along Lougheed Highway and

Haney Bypass. Of particular note is the Lougheed/Bypass/232 intersection and upgrading along

the Haney Bypass, which will require approval from both the Ministry of Highways.

3) Road dedication for an arterial road is required on 232 Street at rezoning.

Preliminary Environmental Comments: 

Watercourse Protection:  There are three watercourses and wetland features that have been 

identified on site in additional to surrounding protected riparian areas (i) Roslyn Creek (ii) Morley 

Creek and (iii) Salamander Creek.  Roslyn Creek on the western portion of the site has a 30 metre 

setback designation, Morley Creek and Salamander require further study by a qualified 

environmental professional to determine appropriate SPR setbacks.   The municipal system currently 

has these watercourse section classified with a 15 metre from the top of bank or ravine bank for the 

initial setback designation.   Based on SPR guidelines, manmade barriers to fish passage which were 

identified by previous environmental consultants are not considered permanent barriers.  Therefore, 

upstream portions of Roslyn and Salamander Creek continue to be classified as potential fish 

bearing systems with future enhancement opportunities. 

Steep Slopes: There are some steep slopes on the property that are over 25% which would not be 

considered to be developable. These landscape features need to be incorporated into the 

development layout in a manner which complies with OCP hillside management policies and 

objectives as well as NFDP best management practices. 

Wildlife Habitat Values:  Significant evidence of a wide variety of wildlife species utilizing the riparian 

corridors as well as the southern portion of the old fields.  Site visits confirmed numerous wildlife 

veteran trees, and a combination of riparian areas, old field grasslands, wetlands, coniferous forest 

and shrub thicket within study area.  The variety of ecosystem types provides habitat for a variety of 

species including signs of waterfowl, passerines, raptors, amphibians, reptiles, insects, and large 

mammals such as coyotes, black bear, and deer.  Evidence of moderate to high wildlife use also was 

identified along Morley and Salamander Creek.  Wildlife diversity and habitat in properties to the 

south and east of the study area is also recognized as being high in value. 

Potential Natural Hazards:  There is evidence from previous stream surveys and municipal on site 

visits of moderate to severe erosion occurring along northern portions of Morley Creek and 

Salamander creek exposing Haney clays.  There is also a history of some local slides on site 

especially along the SE corner.   Due to the vulnerable nature of the soil types, slope concerns, and 

the proximity of the proposed development to environmentally sensitive features, a geotechnical 

study and report should be required for this area to be carried out. 

Aboriginal Sensitivity:  BC Archeology Branch has recorded a significant first nations archeological 

site within Kanaka Creek Regional Park less than 250 metres to the south of the proposed study 

site.  It is recommended that an archeological impact assessment be prepared by a qualified 

consultant.  
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Rail Noise and Vibration: The site abuts CP Rail immediately to the south of Haney Bypass. It also 

slopes toward the south, exposing the townhouse component of this development to noise and 

vibration from the rail operation. The applicant must take into consideration the Guidelines for New 

Development in Proximity to Railway Operations to adequately mitigate noise and vibration issues. 

Preliminary Parks and Recreation Comments: 

Parks would support the provision of a pedestrian flyover of the 

Haney Bypass and CPR RoW from the development site to 

Kanaka Creek Regional Park, as it would be beneficial for the 

community to achieve this facility in this location. Metro 

Vancouver Parks identified this potential pedestrian connection 

in the Kanaka Creek Management Plan as shown below: 

Interdepartmental Implications: 

Although staff is not supporting First Reading, an application of this type would require comments 

and input from the various internal departments and external agencies including those listed below: 

a) Engineering Department;

b)  Operations Department;

c) Fire Department;

d) Parks Department;

e) School District;

f) Utility companies;

g) Parks Metro Vancouver;

h) Ministry of Transportation and Infrastructure;

i) Archeology Branch;

j) First Nations;

k) Fisheries & Oceans Canada;

l) Ministry of Environment;

m) CP Rail; and

n) Canada Post.

The above list is intended to be indicative only and it may become necessary, as the application 

progresses, to liaise with agencies and/or departments not listed above. 

Only the conceptual land use proposal has not been forwarded to the other Department for 

comments at this time; therefore, an evaluation of servicing and other requirements has not been 

undertaken.  We anticipate that this evaluation will take place between First and Second Reading. 
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Early and Ongoing Consultation: 

As First Reading is not being recommended, the requirements of Section 879 of the Local 

Government Act respecting consultation during an Official Community Plan amendment was not 

assessed.  

Due to the potential impacts, the consultation would in all likelihood include referral to the School 

District and the Town Centre Business Improvement Association in addition to the normal notification 

and posting on line. 

Future Development Applications: 

Although First Reading is not recommended by staff, an application of this type would require the 

following information must be provided, as required by Development Procedures Bylaw No. 5879–

1999 as amended in order to proceed past First Reading: 

1. An OCP Application (Schedule A);

2. A complete Rezoning Application (Schedule B or Schedule C);

3. A Multi-Family Residential Development Permit Application (Schedule D);

4. A Development Variance Permit (Schedule E);

5. A Watercourse Protection Development Permit Application (Schedule F);

6. A Natural Features Development Permit Application (Schedule G); and

7. A Subdivision Application with detailed subdivision plan for proposed residential lots and

completing of the road system for the single family neighbourhood to the west.

In addition to the above, the applicant be required to provide further information including: a listing 

of the proposed commercial uses to be permitted for the site specific Zoning Bylaw text amendment, 

details on rental and affordable housing units to be provided above the commercial space, provision 

of amenities such as public art and place making in the commercial area, a Development Viability 

Assessment for rail operations-related impacts, a preliminary Archeological Impact Assessment, 

information about existing easements including the existing BC Hydro high powered gas line running 

through Roslyn Creek and a plan showing pedestrian interconnectivity with safe access across 

Lougheed Highway, CP Rail and Haney Bypass. 

The above list and additional information identified is intended to be indicative only, other 

applications may be necessary as the assessment of the proposal progresses. 
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SUMMARY

This	  report	  evaluates	  the	  suitability	  of	  the	  Cottonwood	  (Ministry	  of	  Transportation)	  lands	  for	  Official	  Community	  
Plan	  redesignation	  from	  Residential	  to	  Industrial	  for	  business	  park	  use.	  Although	  currently	  designated	  for	  
Residential	  use,	  these	  and	  other	  lands	  are	  recommended	  in	  the	  District	  of	  Maple	  Ridge’s	  (DMR)	  draft	  Commercial	  
and	  Industrial	  Strategy:	  2012-‐2014	  to	  be	  considered	  for	  redesignation	  as	  Industrial	  lands.	  

DMR	  Council	  has	  requested	  staff	  “to	  obtain	  a	  more	  detailed	  site	  analysis	  to	  determine	  feasibility	  as	  employment	  
generating	  lands.”	  Qualico	  Developments	  (Vancouver)	  Inc.	  is	  proceeding,	  under	  an	  agreement	  with	  the	  Province,	  
to	  purchase	  and	  develop	  the	  Cottonwood	  lands	  for	  residential	  use,	  in	  accordance	  with	  longstanding	  OCP	  policy.	  
DMR	  Planning	  staff	  has	  recommended	  to	  Qualico	  that	  it	  complete	  a	  feasibility	  analysis,	  and	  bring	  forward	  the	  
Cottonwood	  lands	  for	  consideration	  by	  DMR	  Council.	  	  

This	  evaluation	  is	  guided	  by	  the	  DMR	  Official	  Community	  Plan	  land	  use	  and	  implementation	  policies,	  and	  
professional	  planning	  principles	  and	  opinion.	  It	  recognizes	  the	  identification	  of	  these	  lands	  for	  potential	  industrial	  
use,	  noting	  that	  the	  Cottonwood	  lands	  are	  sizable	  lands,	  contiguous	  to	  a	  full	  range	  of	  municipal	  services,	  and	  are	  
strategically	  located	  next	  to	  major	  road	  corridors	  that	  can	  support	  industrial	  development.	  This	  detailed	  site	  
analysis,	  however,	  concludes	  that	  the	  Cottonwood	  lands	  are	  not	  considered	  suitable	  for	  Industrial	  designation	  for	  
reasons	  of:

• Unsuitable	  topography;

• Potential	  developable	  parcels	  that	  are	  undersized,	  discontinuous,	  and	  poorly	  configured	  for	  business	  park	  use;

• Potential	  Incompatibility	  issues	  with	  surrounding	  development,	  respecting	  the	  interface	  with	  established
residential	  properties,	  and

• Inefficient	  use	  of	  existing	  community	  infrastructure	  and	  amenities,	  and	  the	  corresponding	  loss	  of
opportunity	  to	  complete	  a	  planned	  neighbourhood	  with	  compact	  residential	  infill,	  pedestrian	  connectivity,
and	  centralized	  amenities.
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PARCEL DESCRIPTION LAND	  AREA	  
(ACRES)

LAND	  AREA	  
(HECTARES)

1

North	  of	  Haney	  Bypass	  &	  south	  of	  Lougheed	  Highway,	  
east	  of	  Harrison	  Street,	  also	  referenced	  as	  the	  Ministry	  (Department)	  
of	  Transportacon	  Lands	  in	  the	  Commercial	  and	  Industrial	  Strategy:	  
2012	  -‐	  2042	  and	  DMR	  Staff	  reports	  

28.2 11.4

2 East	  of	  Lougheed	  Highway,	  west	  of	  232nd	  Street,	  
south	  of	  Thomas	  Haney	  Secondary	  &	  MR	  Lawn	  Bowling 16.9 6.8

3 East	  of	  232nd	  Street	  &	  west	  of	  Cohonwood	  Drive 7.0 2.8

1. COTTONWOOD LANDS

The	  CoAonwood	  lands	  are	  described	  and	  highlighted	  in	  the	  following	  table	  and	  map	  (Figure	  1).	  These	  lands	  are	  
subject	  to	  an	  agreement	  of	  purchase	  between	  the	  Province	  of	  Bricsh	  Columbia	  and	  Qualico	  Developments	  
(Vancouver)	  Inc.	  The	  sale	  is	  the	  result	  of	  a	  public	  tender	  process	  inicated	  in	  November	  2013.	  Qualico	  
completed	  the	  Purchase	  Agreement	  with	  the	  Province	  in	  late	  March	  2014,	  and	  is	  now	  complecng	  due	  
diligence	  procedures	  to	  close	  the	  purchase.	  The	  Qualico	  purchase	  agreement	  is	  premised	  on	  development	  of	  
the	  lands	  for	  residencal	  use,	  in	  accordance	  with	  the	  residencal	  designacon	  set	  out	  in	  the	  DMR	  Official	  
Community	  Plan.	  Qualico’s	  intencon	  is	  to	  rezone	  and	  develop	  the	  lands	  to	  complete	  the	  exiscng	  residencal	  
community	  at	  densices	  consistent	  with	  the	  current	  DMR	  OCP.

View	  to	  Lougheed	  Highway	  frontage	  looking	  west
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Figure	  1:	  Cottonwood/Ministry	  of	  Transportation	  Lands
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Parcel	  Size	  Uncertainty:	  The	  November	  2012,	  the	  G.	  P.	  Rollo	  and	  Associates	  Commercial	  and	  Industrial	  
Strategy:	  2012	  -‐	  2042	  Report	  refers	  to	  the	  Department	  of	  TransportaMon	  lands	  to	  the	  west	  of	  the	  eastern	  
intersecMon	  of	  the	  Lougheed	  Highway	  and	  the	  Haney	  By-‐Pass	  being	  38	  acres	  of	  land.	  The	  report	  also	  notes	  that	  
these	  lands	  include	  a	  number	  of	  streams,	  some	  slope	  issue,s	  and	  are	  escmated	  as	  being	  50%	  developable	  for	  
the	  recommended	  business	  park	  industrial	  development.	  	  	  

The	  actual	  parcel	  size	  of	  the	  Cohonwood	  (Ministry	  of	  Transportacon)	  Parcel	  1	  land	  is	  11.4	  ha.	  (28	  acres).	  	  

The	  September	  2013	  DMR	  staff	  report	  idencfies	  the	  Ministry	  of	  Transportacon	  Lands	  to	  the	  west	  of	  the	  Haney	  
By-‐Pass/Lougheed	  Highway	  interseccon,	  as	  shown	  in	  Figure	  2.	  This	  map	  includes	  two	  vacant	  parcels	  to	  the	  
east	  of	  Parcel	  1,	  that	  are	  in	  separate	  private	  ownership.	  These	  parcels	  are	  approximately	  1.1	  ha.	  (2.8	  acres)	  in	  
size,	  and	  are	  predominantly	  designated	  as,	  or	  otherwise	  isolated	  by,	  Conservacon	  lands.	  The	  land	  area	  of	  all	  
vacant	  parcels	  immediately	  west	  of	  the	  eastern	  interseccon	  of	  the	  Lougheed	  Highway	  and	  the	  Haney	  Bypass,	  
including	  the	  two	  addiconal	  private	  parcels,	  is	  12.5	  ha.	  (31.0	  acres).	  The	  reason	  for	  this	  discrepancy	  in	  land	  
area	  has	  not	  been	  determined.	  A	  copy	  of	  a	  recent	  BC	  Land	  Surveyor	  plan,	  confirming	  the	  Cohonwood	  Parcel	  1	  
land	  area	  at	  11.4	  ha.	  (28.2	  acres)	  is	  ahached	  to	  this	  report.

Figure	  2:	  Ministry	  of	  Transportation	  Lands	  
(to	  the	  west	  of	  the	  Haney	  By-‐Pass/Lougheed	  Highway	  intersection	  (September	  9,	  2013	  Staff	  Report)
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2. LAND USE POLICY

Metro	  Vancouver	  Regional	  Growth	  Strategy
The	  Regional	  Growth	  Strategy	  designates	  the	  Cottonwood	  lands	  within	  the	  Urban	  Containment	  Boundary	  as	  
General	  Urban	  lands.	  The	  current	  Official	  Community	  Plan	  designation	  of	  the	  Cottonwood	  lands	  as	  Residential	  is	  
consistent	  with	  the	  Regional	  Growth	  Strategy.

Figure	  3:	  Metro	  Vancouver	  Regional	  Growth	  Strategy	  Excerpt

Residential	  Designation
The	  DMR	  Official	  Community	  Plan	  designates	  the	  Cohonwood	  lands	  as	  Urban	  ResidenMal	  and	  ConservaMon.	  
The	  Conservacon	  designacon	  includes	  approximately	  1.6	  ha	  (4.0	  acres),	  and	  pertains	  to	  the	  riparian	  areas	  
associated	  with	  Roslyn,	  Morley,	  and	  Salamander	  Creeks	  that	  flow	  south	  through	  the	  properces	  to	  Kanaka	  
Creek	  and	  the	  Fraser	  River.	  The	  lands	  are	  further	  designated	  Major	  Corridor	  ResidenMal	  Infill,	  with	  policy	  
statements	  that	  include:

• Building	  forms,	  such	  as	  single	  detached	  dwellings,	  duplexes,	  triplexes,	  fourplexes,	  townhouses,	  apartments,	  
and	  small	  lot	  intensive	  residential	  developments;	  

• A	  maximum	  height	  of	  two	  and	  one-‐half	  storeys.	  with	  an	  emphasis	  on	  ground-‐oriented	  units	  for	  all	  
developments,	  except	  apartments;	  

• A	  maximum	  height	  of	  four	  storeys	  for	  apartments;	  and	  

• Adherence	  to	  Development	  Permit	  Guidelines	  for	  multi-‐family	  and	  intensive	  residential	  developments.
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Figure	  4:	  Existing	  OCP	  Designation	  &	  Adjacent	  Land	  Uses
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Industrial	  Lands	  Policy
Official	  Community	  Plan	  policy	  also	  identifies	  a	  long-‐term	  need	  for	  additional	  employment	  lands	  within	  Maple	  
Ridge,	  while	  recognizing	  that	  the	  redesignation	  of	  additional	  lands	  for	  commercial	  and	  industrial	  use	  ‘is	  a	  complex	  
matter	  that	  must	  be	  considered	  in	  a	  comprehensive	  manner	  to	  ensure	  that	  future	  industrial	  activity	  “fits”	  within	  
the	  community	  context,	  and	  is	  consistent	  with	  Provincial,	  Regional	  and	  Community	  goals.’	  	  

In	  accordance	  with	  OCP	  policy,	  a	  Commercial	  and	  Industrial	  Strategy	  Report	  was	  completed	  by	  G.	  P.	  Rollo	  
Associates	  in	  November	  2012.	  It	  includes	  recommendations	  for	  potential	  additional	  industrial	  lands	  at	  four	  
locations	  within	  Maple	  Ridge,	  one	  of	  which	  includes	  the	  Cottonwood	  lands.	  The	  report	  is	  in	  the	  consultation	  
stage,	  pending	  further	  consideration	  by	  Council.	  The	  most	  recent	  Council	  direction	  respecting	  the	  Industrial	  
Lands	  Strategy,	  and	  the	  Cottonwood	  lands,	  is	  that	  “staff	  be	  directed	  to	  obtain	  a	  more	  detailed	  site	  analysis	  to	  
determine	  feasibility	  as	  employment	  generating	  lands.”	  	  

The	  Land	  Use	  Policy	  Question
The	  DMR	  is	  considering	  its	  long-‐term	  need	  for	  additional	  Industrial	  designated	  lands,	  and	  its	  consultant	  
has	  recommended	  consideration	  of	  a	  number	  of	  Non-‐Industrial	  designated	  lands	  to	  be	  redesignated	  to	  
Industrial.	  The	  Cottonwood	  lands	  are	  included	  in	  the	  consultant’s	  recommendations	  for	  redesignation	  
from	  Residential	  to	  Industrial.	  	  

Qualico	  is	  obligated	  to	  proceed	  under	  its	  purchase	  agreement	  with	  the	  Province,	  but	  is	  not	  able	  to	  conclude	  its	  
purchase	  if	  uncertainty	  remains	  concerning	  the	  DMR’s	  intention	  respecting	  the	  possible	  redesignation	  of	  the	  
property	  for	  industrial	  use.	  Staff	  advise	  that	  further	  consideration	  of	  the	  Commercial	  and	  Industrial	  Strategy	  has	  
not	  been	  scheduled,	  and	  that	  a	  detailed	  feasibility	  analysis	  of	  the	  sites	  considered	  for	  redesignation	  will	  likely	  not	  
be	  completed	  and	  ready	  for	  Council	  consideration	  until	  late	  2014,	  or	  early	  in	  2015.	  DMR	  Planning	  staff	  has	  
recommended	  that	  Qualico	  bring	  the	  Cottonwood	  lands	  forward	  to	  Council	  for	  consideration,	  prior	  to	  
completion	  of	  the	  site	  feasibility	  analysis	  for	  all	  four	  properties.	  Qualico	  has	  asked	  CitySpaces	  Consulting	  to	  
prepare	  an	  evaluation	  of	  the	  feasibility	  of	  Cottonwood	  lands	  for	  industrial	  use.

The	  following	  evaluation,	  prepared	  by	  CitySpaces	  Consulting,	  is	  guided	  by:

1. OCP	  Land	  Use	  Policy;	  	  

2. OCP	  Implementation	  Policy;

3. The	  GPRA	  Commercial	  and	  Industrial	  Strategy	  Report,	  and	  

4. Professional	  planning	  principles	  and	  opinion.
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3. CONTEXT

1. CHRONOLOGY
A	  partial	  chronology	  of	  the	  Commercial	  and	  Industrial	  Strategy	  Report	  is	  summarized	  in	  the	  following	  table.	  

2. OFFICIAL	  COMMUNITY	  PLAN	  INDUSTRIAL	  LANDS	  POLICY
The	  projected	  need	  for	  additional	  industrial	  lands	  in	  Maple	  Ridge	  was	  adopted	  as	  OCP	  policy	  in	  Section	  6.4.1.

To	  accommodate	  the	  long	  term	  demand	  for	  industrial	  lands,	  Maple	  Ridge	  needs	  to	  create	  an	  additional	  
industrial	  area	  or	  areas	  of	  about	  80	  to	  120	  hectares	  (200	  to	  300	  acres).	  However	  this	  is	  a	  complex	  matter	  that	  
must	  be	  considered	  in	  a	  comprehensive	  manner	  to	  ensure	  that	  future	  industrial	  activity	  “fits”	  within	  the	  
community	  context,	  and	  is	  consistent	  with	  Provincial,	  Regional	  and	  Community	  goals.	  

Further	  Official	  Community	  Plan	  policy	  is	  provided	  in	  Section	  6-‐41,	  6-‐42	  and	  6-‐53,	  setting	  out	  specific	  criteria	  to	  
guide	  the	  feasibility	  or	  suitability	  evaluation	  of	  lands	  for	  industrial	  designation.	  These	  policy	  sections	  set	  out	  
evaluation	  criteria	  that	  include,	  but	  are	  not	  necessarily	  limited	  to:

1. Land	  that	  is	  relaMvely	  flat;	  (Policy	  6-‐41,	  a)

2. Land	  that	  is	  conducive	  to	  industrial	  development;	  (Policy	  6-‐41,	  b)	  

3. Land	  that	  is	  conMguous	  to	  a	  full	  range	  of	  municipal	  services;	  (Policy	  6-‐41,	  c)	  

4. Land	  is	  strategically	  located	  on,	  or	  near	  a	  Major	  Road	  Corridor	  and	  the	  transportaMon	  network	  
can	  support	  the	  development;	  (Policy	  6-‐53,	  ii)	  

5. The	  proposed	  development	  is	  compaMble	  with	  surrounding	  development;	  (Policy	  6-‐53,	  iii)	  and	  

6. The	  development	  is	  consistent	  with	  the	  Economic	  Development	  Strategy.”	  (Policy	  6-‐53,	  iv).
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DATE ACTIVITY

November	  2012 Commercial	  and	  Industrial	  Strategy:	  2012-‐2014,	  Report	  by	  GPRA	  presented	  to	  DMR	  Council

February	  20,	  2013 DMR	  Council	  Workshop	  endorsement	  of	  the	  Consultacon	  Program

March	  4,	  2013 Staff	  summary	  report	  on	  the	  draq	  Commercial	  and	  Industrial	  Strategy	  

September	  9,	  2013 Staff	  Consultacon	  Summary	  Report

March	  4,	  2014 Qualico	  completes	  agreement	  wit	  the	  Province	  to	  purchase	  the	  Cohonwood	  lands

May	  2,	  2014 Qualico	  and	  CitySpaces	  meecng	  with	  DMR	  Planning	  staff	  

June	  9,	  2014 DMR	  Council	  Workshop	  consideracon	  of	  the	  Commercial	  and	  Industrial	  Strategy

June	  16,	  2014 Council	  consideracon	  of	  the	  Commercial	  and	  Industrial	  Strategy



In	  recognition	  that	  the	  redesignation	  of	  lands	  for	  industrial	  purposes	  is	  a	  complex	  matter	  	  because	  of	  the	  
need	  to	  determine	  the	  proper	  “fit”	  within	  the	  community	  context	  (Policy	  6.4.1),	  the	  OCP	  implementation	  
policies	  of	  Chapter	  11	  (Policy	  11-‐2)	  identify	  a	  Comprehensive	  Strategy	  that	  is	  required	  to	  resolve	  
implementation	  issues.	  

The	  OCP	  comprehensive	  implementation	  strategy	  “will	  be	  evaluated	  by	  a	  balanced	  triple	  bottom	  line	  
analysis	  that	  considers	  economic,	  community	  and	  environmental	  issues.	  The	  strategy	  will	  also	  identify	  
conflicts	  that	  may	  arise	  with	  and	  between	  issues,	  and	  include	  an	  assessment	  of	  advantages	  and	  
disadvantages	  to	  assist	  Council	  with	  decision	  making.”

In	  accordance	  with	  OCP	  policy	  guidance,	  the	  Cottonwood	  lands	  Parcel	  1	  suitability	  for	  industrial	  designation	  use	  
is	  evaluated	  in	  this	  report,	  pursuant	  to	  the	  site	  opportunities	  and	  constraints,	  taking	  into	  consideration	  the	  triple	  
bottom	  line	  analysis	  of	  environmental,	  community,	  and	  economic	  issues.	  
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4. OPPORTUNITIES & CONSTRAINTS
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SITE	  OPPORTUNITIES CONSTRAINTS

EnvironmentEnvironment

• Views	  to	  the	  south	  to	  parkland

• South	  exposure	  for	  light	  and	  solar	  gain

• Slope	  provides	  potential	  terracing,	  unobstructed	  
views,	  and	  sun	  exposure

• Access	  to	  riverfront	  parkland

• Existing	  street	  system	  partly	  in	  place

• Former	  pasture	  land	  clear	  of	  woodland

• Existing	  vegetation	  and	  watercourse	  amenities	  

• Steeper	  slopes	  are	  likely	  un-‐developable,	  and	  
effectively	  divide	  the	  lands	  into	  two	  distinct	  
terraced	  parcels

• Highway	  and	  railway	  noise

• Watercourse	  and	  wooded	  areas	  reduce	  
developable	  area

• Soils	  and	  groundwater	  conditions	  are	  anticipated	  to	  be	  
challenging,	  but	  not	  insurmountable

• Groundwater	  conditions	  may	  increase	  
development	  costs

• Existing	  trees	  may	  conflict	  with	  views	  

CommunityCommunity

• Adjacent	  to	  Kanaka	  Regional	  Park

• Connectivity	  and	  proximity	  to	  existing	  residential	  
neighbourhoods,	  schools,	  and	  recreational	  amenities

• Ease	  of	  access	  to	  regional	  transportation	  system

• Established	  residential	  neighbourhood

• Vehicle	  access	  to	  Lougheed	  Highway	  and	  Haney	  
By-‐Pass	  may	  be	  restricted

• Abutting	  residential	  neighbours	  may	  oppose	  change	  
from	  residential	  land	  use

• Railway	  and	  highway	  conflicts	  with	  pedestrian	  and	  
vehicle	  connections	  to	  community

EconomyEconomy

• Infill	  property	  with	  services	  and	  amenities	  in	  place

• Strong	  demand	  and	  absorption	  rates	  for	  
residential	  development	  	  

• Topography,	  soils,	  groundwater,	  and	  environmental	  
attributes	  add	  to	  site	  development	  costs

• Pedestrian	  and	  vehicle	  connections	  may	  be	  costly	  



Figure	  5:	  Context	  &	  Air	  Photo
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5. LAND USE EVALUATION

RESIDENTIAL	  LAND	  USE INDUSTRIAL	  LAND	  USE

EnvironmentEnvironment

1. Topography1.	  Topography

• Sloping	  lands	  present	  construction	  constraints	  that	  are	  
offset	  by	  a	  south	  facing	  solar	  aspect,	  reduced	  privacy	  
conflicts,	  and	  short	  range	  views

• Upper	  and	  lower	  areas	  could	  include	  a	  road	  
connection	  if	  required

• Sloping	  topography	  is	  not	  considered	  suitable	  for	  
business	  park	  development

• Gradients	  for	  a	  road	  connection	  from	  the	  upper	  to	  
lower	  areas	  are	  not	  considered	  practicable	  for	  
industrial	  use

• The	  slope	  transects	  the	  site,	  breaking	  up	  the	  
continuity,	  and	  lessening	  the	  flexibility	  and	  efficiency	  
for	  industrial	  development	  

• The	  Cottonwood	  lands	  generally	  slope	  from	  north	  to	  south	  from	  the	  Lougheed	  Highway	  frontage	  down	  to	  the	  Haney	  
Bypass.	  The	  high	  point	  is	  at	  the	  northeast	  corner	  of	  the	  site,	  and	  the	  low	  point	  at	  the	  southwest	  corner.	  The	  total	  
grade	  change	  over	  the	  site	  is	  34	  metres	  (112	  ft).	  Figure	  8	  illustrates	  the	  steeper	  slope	  that	  transects	  the	  property	  
northwest	  to	  southeast	  into	  an	  upper	  and	  lower	  area.	  This	  slope	  exceeds	  25%.	  This	  slope	  is	  considered	  a	  significant	  
engineering	  impediment	  to	  the	  construction	  of	  a	  road	  system	  linking	  the	  upper	  and	  lower	  areas.	  	  

• Slopes	  also	  exceed	  25%	  in	  the	  northwest	  quadrant	  of	  the	  site,	  and	  within	  the	  designated	  conservation	  areas.

• The	  Cottonwood	  lands	  generally	  slope	  from	  north	  to	  south	  from	  the	  Lougheed	  Highway	  frontage	  down	  to	  the	  Haney	  
Bypass.	  The	  high	  point	  is	  at	  the	  northeast	  corner	  of	  the	  site,	  and	  the	  low	  point	  at	  the	  southwest	  corner.	  The	  total	  
grade	  change	  over	  the	  site	  is	  34	  metres	  (112	  ft).	  Figure	  8	  illustrates	  the	  steeper	  slope	  that	  transects	  the	  property	  
northwest	  to	  southeast	  into	  an	  upper	  and	  lower	  area.	  This	  slope	  exceeds	  25%.	  This	  slope	  is	  considered	  a	  significant	  
engineering	  impediment	  to	  the	  construction	  of	  a	  road	  system	  linking	  the	  upper	  and	  lower	  areas.	  	  

• Slopes	  also	  exceed	  25%	  in	  the	  northwest	  quadrant	  of	  the	  site,	  and	  within	  the	  designated	  conservation	  areas.

2.	  Soils	  and	  Groundwater2.	  Soils	  and	  Groundwater

• Preliminary	  suggescons	  of	  clay	  soils	  and	  perched	  
water	  tables	  may	  present	  challenges	  for	  construccon

• Preliminary	  suggescons	  of	  clay	  soils	  and	  perched	  
water	  tables	  may	  present	  challenges	  for	  construccon

3.	  Watercourses3.	  Watercourses

• Potential	  residential	  amenity • Reduces	  the	  total	  developable	  area

• Provides	  less	  potential	  as	  an	  open	  space	  amenity	  for	  a	  
business	  park

4.	  Vegetation4.	  Vegetation

• Higher	  quality	  vegetation	  is	  generally	  associated	  with	  
the	  designated	  watercourse	  and	  conservation	  areas,	  
and	  will	  be	  a	  potential	  amenity	  for	  residential	  
development

• Vegetation	  preservation	  is	  a	  reduction	  in	  useable	  site	  
area	  for	  a	  business	  park

• Provides	  less	  potential	  as	  an	  amenity	  in	  a	  business	  
park	  context

5.	  Views/Aspect5.	  Views/Aspect

• Short	  range	  views	  and	  south	  facing	  aspect	  are	  positive	  
attributes	  for	  residential	  development	  	  

• Short	  range	  views	  and	  south	  facing	  aspect	  are	  
considered	  less	  of	  an	  attribute	  for	  business	  park	  
development

LAND	  USE	  POLICY	  EVALUATION	  	  |	  	  	  The	  Co4onwood	  Lands	  	  	  |	  	  	  Qualico	  Developments	  (Vancouver)	  Inc.	  	  |	  	  	  June	  2014	   15



RESIDENTIAL	  LAND	  USE INDUSTRIAL	  LAND	  USE

CommunityCommunity

6.	  Abutting	  Land	  Use6.	  Abutting	  Land	  Use

• Single	  Dwelling	  unit	  and	  townhouse	  
residential	  dwellings	  

• Residential	  amenities	  in	  close	  proximity	  include	  
Kanaka	  Creek	  Regional	  Park,	  Haney	  Secondary	  School,	  
Golden	  Ears	  Elementary	  and	  neighbourhood	  
commercial	  to	  the	  east

• Single	  Dwelling	  unit	  and	  townhouse	  
residential	  dwellings	  

• Neighbourhood	  convenience	  commercial	  to	  the	  east

7.	  Community	  Fit7.	  Community	  Fit

• No	  compatibility	  issues	  anticipated	  with	  a	  
residential	  use

• Potential	  industrial/residential	  land	  use	  conflicts	  may	  
be	  mitigated,	  in	  part,	  by	  custom	  zoning	  to	  restrict	  
inappropriate	  industrial	  uses,	  and	  through	  buffer	  
strip	  requirements

• Further	  restrictions	  for	  business	  park	  uses	  may	  reduce	  
marketability,	  and	  slow	  absorption	  rates

• Rear	  yard	  buffer	  areas	  will	  further	  reduce	  useable	  area	  
for	  business	  park	  use

8.	  Street	  Continuity8.	  Street	  Continuity

• Completion	  of	  existing	  residential	  streets	  is	  desirable,	  
and	  will	  complement	  further	  residential	  development

• Completion	  of	  residential	  neighbourhood	  may	  include	  
centrally	  located	  neighbourhood	  commercial	  amenity

• Completion	  of	  the	  existing	  residential	  streets	  reduces	  
available	  developable	  business	  park	  lands

• Buffer	  areas	  required	  between	  the	  business	  park	  and	  
adjacent	  residential	  lands	  will	  reduce	  useable	  business	  
park	  area

9.	  Access/Connectivity9.	  Access/Connectivity

• Residential	  street	  connections	  to	  existing	  street	  
network	  will	  distribute	  traffic,	  and	  mitigate	  restricted	  
access	  to	  the	  Lougheed	  Highway	  and	  Haney	  Bypass

• Business	  Park	  access	  is	  not	  compatible	  with	  existing	  
residential	  street	  network

• Right-‐in/right-‐out	  vehicle	  access	  from	  the	  lower	  
developable	  area	  to	  the	  Haney	  Bypass	  will	  deter	  
Business	  Park	  users

• Industrial	  lands	  located	  in	  closer	  proximity	  to	  the	  region’s	  
bridges	  may	  be	  preferred	  to	  the	  Cottonwood	  lands

• Access	  from	  the	  Lougheed	  Highway	  may	  increase	  
traffic	  through	  the	  DMR	  core	  area

10.	  Municipal	  Services10.	  Municipal	  Services

• Fully	  serviced	  lands,	  with	  no	  known	  capacity	  issues • Fully	  serviced	  lands,	  with	  no	  known	  capacity	  issues

11.	  Amenities11.	  Amenities

• Neighbourhood	  commercial	  and	  other	  residencal	  
amenices	  preserved	  or	  developed	  on	  the	  
Cohonwood	  Lands	  would	  be	  centrally	  located	  to	  
serve	  the	  larger	  neighbourhood

• A	  small	  Business	  Park	  may	  not	  be	  able	  to	  support	  
commercial	  or	  recreational	  amenities
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RESIDENTIAL	  LAND	  USE INDUSTRIAL	  LAND	  USE

EconomyEconomy

12.	  Contiguous	  Lands	  and	  Efficient	  Parcel	  Configuration12.	  Contiguous	  Lands	  and	  Efficient	  Parcel	  Configuration

• Smaller	  residential	  parcels	  can	  be	  accommodated	  
within	  the	  the	  irregular	  shaped	  lands	  that	  are	  
considered	  developable

• A	  single	  contiguous	  business	  park	  parcel	  is	  not	  
considered	  feasible	  due	  to	  topography

• The	  configuration	  of	  the	  developable	  lands	  will	  result	  
in	  irregularly	  shaped	  parcels	  and	  a	  single	  oversized	  
cul-‐de-‐sac	  configuration	  that	  will	  further	  reduce	  
developable	  land	  and	  impede	  truck	  circulation	  	  

13.	  Minimum	  Business	  Park	  Parcel	  Size13.	  Minimum	  Business	  Park	  Parcel	  Size

• The	  developable	  land	  area	  is	  significant	  size	  for	  infill	  
residential	  development	  

• No	  minimum	  parcel	  size	  applicable	  for	  
residential	  subdivision

• The	  Business	  Park	  Zone	  (M-‐3)	  provides	  a	  minimum	  
size	  of	  parcel	  for	  a	  comprehensively	  designed	  Business	  
Park	  at	  10	  ha.	  (24.7	  acres).
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6. NET DEVELOPABLE LAND AREA

Developable	  Lands

The	  net	  land	  area	  available	  for	  business	  park	  development	  has	  been	  estimated	  by	  eliminating	  those	  lands	  that	  
are	  not	  permitted,	  or	  considered	  unsuitable	  for	  business	  park	  development.

1. WATERCOURSE	  &	  CONSERVATION	  LANDS	  -‐	  APPROX.	  1.6	  HA	  (4.0	  ACRES)
Reference	  is	  made	  to	  the	  Watercourse	  Protection	  Development	  Permit	  Area	  Guidelines	  set	  out	  in	  Section	  8.9	  of	  
the	  DMR	  Official	  Community	  Plan.	  The	  Watercourse	  Protection	  guidelines	  require	  that	  a	  Development	  Permit	  be	  
issued	  respecting	  any	  development	  within	  50	  metres	  of	  the	  top	  of	  bank	  of	  all	  watercourses	  and	  wetlands,	  noting	  
that	  the	  guidelines	  can	  be	  varied	  with	  supporting	  documentation	  by	  a	  qualified	  professional.	  For	  the	  purposes	  of	  
this	  evaluation,	  the	  watercourse	  protection	  area	  is	  anticipated	  at	  a	  15-‐metre	  setback	  from	  the	  top	  of	  bank.	  

Figure	  6:	  Watercourses	  &	  Conservation	  Areas
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2. LANDS	  REQUIRED	  TO	  COMPLETE	  THE	  EXISTING	  RESIDENTIAL	  ROAD	  SYSTEM	  –	  APPROX.	  1.1	  HA	  (2.7	  ACRES)
The	  residential	  subdivision	  to	  the	  west	  of	  the	  Cottonwood	  lands	  includes	  two	  regular	  dead-‐end	  roadways	  that	  
anticipate	  completion	  within	  the	  Cottonwood	  lands.	  These	  incomplete	  streets	  (250	  Street	  and	  113	  Avenue)	  are	  
developed	  with	  single	  dwelling	  residences,	  and	  their	  completion	  is	  consistent	  with	  the	  existing	  residential	  
designation	  of	  the	  Cottonwood	  lands.	  

If	  the	  Cottonwood	  lands	  are	  considered	  for	  industrial	  development,	  it	  is	  not	  appropriate	  to	  complete	  these	  
streets	  in	  a	  manner	  to	  serve	  a	  potential	  business	  park	  use,	  as	  this	  would	  introduce	  inappropriate	  traffic	  types	  and	  
volumes,	  and	  safety	  and	  compatibility	  issues	  along	  existing	  residential	  streets.	  Alternatively,	  a	  decision	  not	  to	  
complete	  the	  roadways	  would	  be	  inconsistent	  with	  DMR’s	  subdivision	  intentions,	  subdivision	  design	  standards,	  
and	  the	  requirements	  for	  safe	  and	  functional	  vehicle	  access	  (including	  emergency	  vehicle	  turning	  facilities).	  

The	  completion	  of	  230	  Street	  and	  113	  Avenue	  for	  residential	  development	  can	  be	  accomplished	  by	  a	  single	  crescent	  
configuration,	  or	  by	  a	  configuration	  of	  two	  separate	  cul-‐de-‐sacs.	  Both	  options	  require	  a	  net	  area	  of	  approximately	  
1.1	  ha	  (2.7	  acres)	  of	  the	  Cottonwood	  lands.	  The	  crescent	  option	  is	  shown	  in	  the	  following	  illustration.	  

Figure	  7:	  Road	  System	  Completion
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3. UNSUITABLE	  SLOPES	  –	  APPROX.	  4.4	  HA	  (10.8	  ACRES)
Consistent	  with	  criteria	  set	  out	  in	  the	  DMR	  Official	  Community	  Plan,	  industrial	  land	  use	  requires	  relatively	  flat	  
land	  to	  accommodate	  the	  scale	  and	  type	  of	  buildings,	  and	  the	  truck	  access	  requirements	  of	  a	  business	  park.	  The	  
Cottonwood	  lands	  have	  a	  grade	  differential	  of	  approximately	  34	  metres	  (112	  ft.),	  from	  a	  high	  point	  adjacent	  to	  
the	  Lougheed	  Highway	  to	  a	  low	  point	  along	  the	  Haney	  By-‐Pass.	  The	  following	  table	  summarizes	  the	  property	  
gradients,	  as	  shown	  on	  Figure	  8.

(top)	  View	  to	  the	  northwest	  corner	  of	  the	  parcel	  
&	  Olund	  Crescent

(bottom)	  View	  to	  the	  southwest,	  the	  lower	  site	  area	  
&	  the	  Haney	  By-‐Pass
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PERCENTAGE	  SLOPE LAND	  AREA PERCENTAGE	  
OF	  LAND	  AREA

0-‐5%	  slope 1.1	  ha	  (2.7	  acres) 9.5%

5-‐10%	  slope 5.4	  ha	  (13.3	  acres) 47.3%

10-‐15%	  slope 2.0	  ha	  (5.0	  acres) 17.6%

15-‐25%	  slope 1.6	  ha	  (4.0	  acres) 14.1%

over	  25%	  slope 1.3	  ha	  (3.2	  acres) 11.5%

11.4	  ha	  (28.2	  acres) 100%



Figure	  8:	  Slope	  Analysis
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Lands	  considered	  unsuitable	  for	  business	  park	  development	  due	  to	  unsuitable	  slope	  are	  described	  in	  two	  categories:	  

1. First,	  slopes	  greater	  than	  25%	  are	  considered	  undevelopable	  for	  business	  park	  use,	  and	  for	  roads	  within	  an	  
industrial	  park.	  The	  extent	  and	  impact	  of	  earthworks	  and	  drainage	  required	  to	  construct	  a	  business	  park	  
roadway	  to	  reasonable	  design	  standards	  is	  not	  considered	  practicable	  at	  grade	  greater	  than	  25%.	  The	  impact	  
of	  such	  dramatic	  earthworks	  could	  also	  result	  in	  unintended	  negative	  consequences	  related	  to	  groundwater	  
and	  drainage.	  The	  25%	  and	  greater	  slope	  that	  transects	  the	  site,	  from	  northwest	  to	  southeast,	  is	  considered	  
to	  effectively	  divide	  the	  site	  into	  two	  parts	  that	  cannot	  be	  reasonably	  connected	  by	  an	  internal	  business	  park	  
roadway.	  The	  upper	  area,	  that	  comprises	  approximately	  two-‐thirds	  of	  the	  property,	  generally	  relates	  to	  the	  
elevation	  of	  the	  Lougheed	  Highway.	  The	  remaining	  third	  of	  the	  land	  is	  located	  below	  this	  slope,	  and	  is	  
generally	  at	  the	  elevation	  of	  the	  Haney	  By-‐Pass.

2. Second,	  lands	  with	  slopes	  between	  10%	  and	  25%	  are	  not	  considered	  practicably	  developable	  for	  business	  
park	  use.	  Although	  to	  a	  lesser	  degree	  than	  industrial	  parks,	  business	  parks	  require	  relatively	  flat	  sites	  to	  
accommodate	  larger	  footprint	  buildings,	  level	  loading	  areas,	  and	  truck	  access	  routes	  at	  relatively	  flat	  
gradients.	  Slopes	  ranging	  from	  10	  to	  25%	  are	  not	  considered	  suitable	  for	  business	  park	  development	  due	  to	  
the	  increased	  cost	  of	  site	  development,	  such	  as	  earthworks,	  engineered	  slopes,	  and	  retaining	  walls.	  

The	  area	  of	  land	  deducted	  from	  the	  developable	  area	  of	  the	  site,	  due	  to	  unsuitable	  slope,	  is	  less	  than	  the	  total	  
area	  of	  land	  in	  excess	  of	  10%	  slope,	  as	  some	  of	  those	  slopes	  occur	  within	  the	  watercourse,	  conservation,	  and	  
road	  completion	  land	  areas	  that	  were	  previously	  deducted	  as	  undevelopable.	  The	  net	  area	  of	  land	  deducted	  due	  
to	  unsuitable	  slope	  is	  approximately	  4.4	  ha	  (10.8	  acres).

View	  to	  the	  west	  &	  Harrison	  Street	  residences
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Figure	  9:	  Unsuitable	  Slopes

Net	  Developable	  Lands	  Summary
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AREA AREA	  (HA) AREA	  (ACRES)

Gross	  Site	  Area 11.4 28.2

Watercourse	  and	  Conservacon	  Lands 1.6 4.0

Complecon	  of	  Residencal	  Roads	  
(minus	  overlapping	  conservaMon	  lands) 1.1 2.7

Unsuitable	  Slopes
(minus	  overlapping	  conservaMon	  &	  road	  system	  lands) 4.4 10.8

Total	  Undevelopable	  lands 7.1 17.5

Net	  Site	  Area	  for	  Business	  Park	  Use 4.3 10.7

Percent	  of	  land	  suitable	  for	  Business	  Park	  Use 38% 38%
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Figure	  10:	  Net	  Developable	  Area	  

It	  is	  noted	  that	  the	  net	  developable	  area	  available	  for	  residential	  development	  will	  be	  greater	  that	  the	  net	  area	  
available	  for	  Business	  Park	  use	  because:

1. The	  lands	  otherwise	  required	  for	  the	  complecon	  of	  230	  Street	  and	  113	  Avenue	  will	  be	  included	  in	  the
total	  lands	  available	  for	  residencal	  development;

2. Residencal	  development	  is	  feasible	  on	  steeper	  slopes	  than	  business	  park	  development;	  and

3. Residencal	  designs	  and	  rear	  yards	  may	  incorporate	  steep	  slopes	  and	  wooded	  areas	  that	  are	  
otherwise	  not	  useable	  for	  business	  park	  development.	  
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Developable	  Lands
Area	  1
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4. INDUSTRIAL DESIGNATION
CONCLUSIONS

Despite	  initial	  location	  and	  servicing	  characteristics	  that	  indicate	  support	  for	  industrial	  redesignation,	  this	  
evaluation	  concludes	  that	  the	  existing	  designation	  of	  the	  Cottonwood	  lands	  for	  Residential	  uses	  is	  appropriate,	  
and	  that	  the	  lands	  are	  not	  suitable	  for	  redesignation	  for	  Industrial	  Business	  Park	  use.	  The	  rationale	  for	  this	  
conclusion	  is	  summarized	  as	  follows:	  

1. UNSUITABLE	  TOPOGRAPHY
The	  topographical	  analysis	  of	  the	  Cottonwood	  lands	  illustrates	  that	  only	  9.5%	  of	  the	  lands	  are	  less	  than	  5%	  
gradient,	  and	  that	  43%	  of	  the	  lands	  are	  in	  excess	  of	  10%	  gradient.	  These	  gradients	  are	  considered	  unsuitably	  
steep	  for	  business	  park	  development,	  and	  have	  the	  further	  consequence	  of	  effectively	  dividing	  the	  lands	  into	  two	  
parts	  for	  the	  purpose	  of	  business	  park	  development.	  On	  the	  other	  hand,	  these	  grades	  are	  considered	  challenging,	  
but	  manageable,	  and	  to	  a	  large	  extent,	  desirable	  for	  residential	  development.

2. PARCEL	  SIZE	  &	  CONFIGURATION

a. Contiguous	  Lands	  Configured	  for	  Functional	  and	  Efficient	  Parcels
The	  developable	  Cottonwood	  lands	  are	  in	  two	  discontinuous	  parcels,	  each	  with	  potential	  road	  access	  from	  
separate	  roads	  –	  the	  upper	  area	  from	  Lougheed	  Highway,	  and	  the	  lower	  area	  from	  the	  Haney	  By-‐Pass.	  The	  
size	  and	  configuration	  of	  the	  lower	  parcel,	  at	  approximately	  1.0	  ha	  (2.4	  acres),	  is	  particularly	  limited	  for	  
business	  park	  use,	  with	  the	  potential	  to	  accommodate	  two	  to	  three	  irregularly	  shaped	  lots,	  with	  vehicle	  
access	  to	  the	  Haney	  By-‐Pass	  likely	  restricted	  to	  right-‐in	  and	  right-‐out	  movements.	  The	  upper	  developable	  
area,	  at	  approximately	  3.3	  ha	  (8.3	  acres),	  is	  more	  sizable	  than	  the	  lower	  parcel.	  It	  is	  irregularly	  shaped,	  
however,	  and	  subdivision	  would	  result	  in	  a	  single	  oversized	  cul-‐de-‐sac	  configuracon	  that	  will	  further	  
reduce	  developable	  land,	  and	  potencally	  impede	  truck	  circulacon.	  

The	  effective	  size	  and	  usability	  of	  lots	  that	  abut	  residential	  rear	  yards	  will	  be	  further	  reduced	  by	  the	  
requirement	  that	  these	  lots	  include	  a	  buffer	  strip	  along	  the	  rear	  of	  their	  properties.	  

b. Minimum	  Parcel	  Size	  for	  Business	  Park	  Development
Business	  parks	  need	  to	  be	  of	  sufficient	  size	  to	  provide	  a	  setting	  for	  a	  number	  of	  potentially	  allied	  businesses,	  
with	  appropriate	  integrated	  infrastructure,	  and	  a	  distinctive	  setting	  typically	  identified	  by	  building	  and	  
landscape	  design	  guidelines.	  This	  threshold	  size	  for	  a	  business	  park	  is	  reinforced	  by	  the	  consultation	  
commentary	  reported	  in	  the	  September	  9,	  2013	  Consultation	  Summary	  Report	  from	  focus	  group	  sessions	  
with	  business	  and	  industry	  representatives:	  “it	  was	  pointed	  out	  that,	  ideally,	  one	  big	  business	  park	  would	  be	  
preferable	  to	  a	  few	  smaller	  sites	  scattered	  throughout	  the	  community.”	  	  
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The	  DMR	  Business	  Park	  Zone;	  M-‐3	  requires	  a	  minimum	  size	  of	  parcel	  for	  a	  comprehensively	  designed	  
business	  park	  industrial	  area	  at	  10	  ha.	  (24.7	  acres).	  The	  total	  estimated	  developable	  area	  for	  business	  park	  
development	  on	  the	  Cottonwood	  lands	  is	  approximately	  4.3	  ha	  (10.4	  acres)	  in	  two	  separate	  parcels	  –	  the	  
upper	  area	  being	  approximately	  3.3	  ha	  (8.3	  acres),	  and	  the	  lower	  are	  being	  approximately	  1.0	  ha	  (2.4	  acres).	  
Both	  the	  individual	  parcel	  sizes,	  and	  combined	  parcel	  sizes	  are	  substantially	  less	  than	  the	  10	  ha	  (24.7	  acre)	  
minimum	  size	  set	  out	  in	  the	  M-‐3	  Business	  Park	  Zone.	  	  	  	  	  

3. COMPATIBILITY	  WITH	  SURROUNDING	  DEVELOPMENT
Business	  Park	  uses	  that	  directly	  abut,	  or	  are	  in	  close	  proximity	  to,	  exiscng	  single	  dwelling	  residencal	  properces	  
are	  subject	  to	  potencal	  conflict	  and	  complaint,	  if	  not	  well	  designed	  to	  buffer	  and	  orient	  objecconable	  accvices	  
away	  from	  the	  residencal	  properces.	  Typical	  impacts	  of	  Business	  Park	  uses	  on	  single	  dwelling	  residencal	  
development	  include	  complaints,	  such	  as	  noise,	  odour,	  truck	  deliveries,	  and	  unsightly	  views.	  A	  rear	  yard	  to	  
rear	  yard	  interface,	  between	  business	  park	  and	  residencal	  properces,	  is	  potencally	  problemacc	  and	  a	  less	  
desirable	  arrangement	  than	  an	  intervening,	  transiconal	  land	  use,	  such	  as	  commercial,	  insctuconal,	  open	  
space,	  or	  transportacon	  corridor.	  These	  alternacve	  transiconal	  uses	  provide	  a	  more	  effeccve	  separacon	  of	  
confliccng	  land	  uses.	  	  	  

4. EFFECTIVE	  USE	  OF	  EXISTING	  COMMUNITY	  INFRASTRUCTURE	  &	  AMENITIES

a. 	  Residential	  Amenities
The	  Cohonwood	  lands	  are	  located	  in	  close	  proximity	  to	  residencal	  amenices,	  including	  the	  Telosky/
Thomas	  Haney	  Centre,	  Thomas	  Haney	  Secondary	  School,	  Golden	  Ears	  Elementary	  School,	  Maple	  Ridge	  
Lawn	  Bowling	  and	  tennis	  facilices,	  and	  Kanaka	  Regional	  Park.	  The	  current	  residencal	  designacon	  of	  the	  
Cohonwood	  lands	  includes	  policies	  for	  residencal	  infill,	  densificacon,	  and	  compact,	  energy	  efficient	  
development	  that	  both	  supports,	  and	  makes	  effeccve	  use	  of	  the	  DMR	  investment	  in	  municipal	  
infrastructure	  and	  residencal	  amenices.	  	  	  

b. Residential	  Connectivity	  &	  Continuity
The	  Cottonwood	  lands	  are	  currently	  designated	  as	  part	  of	  a	  larger	  residential	  neighoubhood	  positioned	  
between,	  and	  primarily	  defined	  by,	  the	  Lougheed	  Highway	  and	  Haney	  By-‐Pass.	  This	  potential	  neighbourhood	  
is	  fragmented	  by	  undeveloped	  lands	  and	  conservation	  areas,	  leaving	  some	  residential	  developments	  isolated	  
until	  the	  infill	  properties	  are	  developed.	  The	  townhouse	  development	  immediately	  to	  the	  west	  of	  the	  east	  
Lougheed	  HIghway/Haney	  By-‐Pass	  intersection	  is	  an	  example	  of	  a	  residential	  enclave	  that	  would	  otherwise	  
be	  isolated	  by	  an	  intervening	  business	  park	  development.	  Development	  of	  the	  Cottonwood	  lands	  for	  
residential	  purposes	  has	  the	  potential	  to	  connect	  disparate	  residential	  areas	  with	  road	  and	  pedestrian	  
systems,	  improving	  overall	  neighbourhood	  connectivity.	  A	  neighbourhood	  commerical	  amenity	  would	  be	  
encouraged	  in	  a	  central	  location	  within	  the	  Cottonwood	  lands	  to	  serve	  the	  larger	  community.

c. Residential	  Densification	  
The	  Cohonwood	  lands	  are	  of	  sufficent	  size	  to	  implement	  DMR	  policies	  for	  residencal	  intensificacon,	  in	  a	  
manner	  that	  allows	  for	  appropriate	  transicons	  from	  exiscng	  low	  density	  residencal	  densices	  to	  higher	  
density	  compact	  and	  efficient	  new	  development,	  as	  set	  out	  in	  OCP	  Residencal	  Infill	  and	  Compacbility	  
Criteria	  Policies	  3.21	  (f).	  
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SUMMARY & RECOMMENDATIONS

This	  report	  is	  an	  addendum	  to	  the	  June	  2014	  Land	  Use	  Feasibility	  Evaluation	  by	  CitySpaces	  Consulting	  Ltd.	  
It	  evaluates	  the	  suitability	  of	  the	  Cottonwood	  lands	  for	  Official	  Community	  Plan	  redesignation	  from	  Residential	  to	  
a	  proposed	  employment	  lands	  designation.	  Although	  currently	  designated	  for	  Residential	  use,	  these	  and	  other	  
lands	  are	  recommended	  in	  the	  City’s	  Commercial	  and	  Industrial	  Strategy:	  2012-‐2042	  report	  to	  be	  considered	  for	  
redesignation	  as	  Industrial	  (infill	  employment)	  lands.	  This	  further	  evaluation	  regarding	  employment	  lands	  
focusses	  on	  physical	  planning	  criteria	  only,	  and	  is	  guided	  by	  the	  City	  of	  Maple	  Ridge	  Official	  Community	  Plan	  and	  
professional	  planning	  principles.

A	  separate	  Feasibility	  Pro	  forma	  for	  infill	  employment	  uses	  has	  been	  prepared	  by	  Qualico	  Developments	  
(Vancouver)	  Inc.	  and	  is	  attached	  as	  Schedule	  A	  to	  this	  report.	  This	  report	  addendum	  should	  be	  read	  in	  
conjunction	  with	  both	  the	  June	  2014	  Land	  Use	  Feasibility	  Evaluation	  prepared	  by	  CitySpaces,	  and	  the	  Qualico	  
Economic	  Feasibility	  Analysis.	  

Although	  the	  11.4	  ha.	  (28.2	  acre)	  Cottonwood	  site	  would	  not	  typically	  be	  considered	  an	  infill	  site,	  the	  infill	  
descriptor	  is	  used	  in	  this	  report	  term	  relative	  to	  the	  much	  larger	  scale	  of	  suburban	  industrial	  parks	  (employment	  
lands,)	  and	  is	  consistent	  with	  City	  of	  Maple	  Ridge	  planning	  staff	  use	  of	  the	  term.	  

This	  addendum	  concludes	  that	  the	  Cottonwood	  lands	  remain	  best	  suited	  for	  residential	  development,	  while	  
acknowledging	  from	  a	  physical	  planning	  perspective,	  limited	  infill	  employment	  lands	  may	  be	  achieved	  as	  follows:

1. The	  developable	  land	  area	  adjacent	  to	  the	  Haney	  Bypass,	  comprising	  approximately	  1.0	  hectare	  (2.4	  acres),	  
could	  feasibly	  be	  developed	  for	  infill	  employment	  use.	  However,	  restriction	  of	  vehicle	  access	  to	  right-‐in	  and	  
right-‐out	  traffic	  to	  the	  Haney	  Bypass	  will	  likely	  compromise	  the	  functionality	  and	  marketability	  of	  this	  option.	  
To	  overcome	  this	  challenge,	  vehicle	  access	  to	  the	  west	  to	  Harrison	  Street	  may	  be	  feasible	  and,	  although	  it	  
might	  improve	  marketability,	  employment	  lands	  traffic	  use	  of	  Harrison	  Street	  will	  likely	  be	  unacceptable	  to	  
residents	  located	  on	  Harrison	  and	  other	  connecting	  residential	  streets.	  

2. A	  limited	  pordon	  of	  the	  upper	  lands	  adjacent	  to	  the	  Lougheed	  Highway	  could	  feasibly	  be	  developed	  for	  
infill	  employment	  use,	  provided	  that	  the	  scale	  of	  buildings	  and	  the	  permiYed	  land	  uses	  are	  compadble	  
with	  exisdng	  and	  future	  residendal	  development.	  This	  potendal	  infill	  employment	  use	  is	  recommended	  to	  
be	  of	  a	  type	  and	  scale	  to	  support,	  rather	  than	  detract	  from,	  the	  the	  adjacent	  Town	  Centre	  in	  a	  manner	  
consistent	  with	  OCP	  policy,	  and	  be	  respecful	  of	  the	  hierarchy	  of	  community	  commercial	  nodes	  and	  
neighbourhood	  centres.	  Infill	  employment	  uses	  could	  be	  incorporated	  within	  a	  possible	  commercial	  
centre	  on	  the	  upper	  CoYonwood	  lands	  adjacent	  to	  the	  Lougheed	  Highway.	  	  	  

The	  radonale	  for	  residendal	  use,	  provided	  in	  the	  June	  2014	  CitySpaces	  report	  respecdng	  topography,	  parcel	  
size	  and	  configuradon,	  and	  effecdve	  use	  of	  exisdng	  infrastructure	  and	  amenides,	  remains	  applicable	  to	  this	  
addendum	  report.
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1. COTTONWOOD LANDS

BACKGROUND
Qualico	  Developments	  (Vancouver)	  Inc.	  has	  an	  agreement	  to	  purchase	  the	  Cottonwood	  lands,	  and	  is	  currently	  
completing	  due	  diligence	  procedures	  to	  finalize	  the	  purchase.	  Upon	  completion	  of	  the	  purchase,	  Qualico	  intends	  
to	  seek	  approvals	  for	  development	  in	  accordance	  with	  the	  lands’	  longstanding	  residential	  designation.	  	  

This	  report	  is	  an	  addendum	  to	  the	  Land	  Use	  Feasibility	  Evaluation	  report	  prepared	  by	  CitySpaces	  Consulting,	  on	  
behalf	  of	  Qualico.	  The	  June	  2014	  report	  responded	  to	  recommendations	  of	  the	  Commercial	  and	  Industrial	  
Strategy:	  2012-‐2042	  to	  redesignate	  the	  Cottonwood	  lands	  from	  Residential	  to	  Industrial.	  That	  report	  was	  
prepared	  at	  the	  request	  of	  City	  planning	  staff	  to	  evaluate	  the	  feasibility	  of	  developing	  the	  Cottonwood	  lands	  for	  
industrial	  business	  park	  use.	  It	  was	  submitted	  to,	  and	  reviewed	  by,	  City	  planning	  staff,	  which	  has	  requested	  that	  
the	  feasibility	  evaluation	  be	  expanded	  to	  include	  the	  site	  feasibility	  of	  developing	  the	  Cottonwood	  lands	  for	  
employment	  lands	  use.	  	  

POLICY	  CONTEXT
The	  City	  of	  Maple	  Ridge	  is	  considering	  its	  long-‐term	  need	  for	  additional	  Industrial	  designated	  lands,	  and	  its	  
consultant	  has	  recommended	  consideration	  of	  a	  number	  of	  non-‐Industrial	  designated	  lands	  to	  be	  redesignated	  
to	  Industrial.	  The	  Cottonwood	  lands	  are	  included	  in	  the	  consultant’s	  recommendations	  for	  redesignation	  from	  
Residential	  to	  Industrial.	  	  

Qualico	  is	  obligated	  to	  proceed	  under	  its	  purchase	  agreement,	  but	  is	  not	  able	  to	  conclude	  its	  purchase	  if	  
uncertainty	  remains	  concerning	  the	  City	  of	  Maple	  Ridge’s	  possible	  intendon	  to	  redesignate	  the	  lands	  for	  
industrial	  use.	  Staff	  advise	  that	  further	  consideradon	  of	  the	  Commercial	  and	  Industrial	  Strategy	  has	  been	  
delayed,	  and	  that	  a	  detailed	  feasibility	  analysis	  of	  the	  sites	  considered	  for	  redesignadon	  will	  likely	  not	  be	  
completed	  by	  staff	  for	  some	  dme.	  City	  of	  Maple	  Ridge	  planning	  staff	  has	  recommended	  that	  Qualico	  prepare	  
and	  bring	  forward	  a	  feasibility	  analysis	  for	  consideradon	  by	  the	  City.	  Qualico	  has	  asked	  CitySpaces	  Consuldng	  
to	  first,	  prepare	  an	  evaluadon	  of	  the	  feasibility	  of	  CoYonwood	  lands	  for	  industrial	  business	  park	  use,	  and	  
second,	  prepare	  a	  report	  addendum	  to	  consider	  the	  land	  feasibility	  for	  infill	  employment	  use.

EMPLOYMENT	  LANDS
The	  context	  for	  this	  report	  is	  the	  City’s	  evolving	  definidon	  and	  policy	  discussion	  concerning	  employment	  lands	  
and,	  in	  pardcular,	  a	  type	  of	  employment	  land	  designadon	  that	  is	  suitable	  for	  infill	  properdes.	  Qualico	  would	  
not	  normally	  be	  involved	  in	  evaluadng	  its	  lands	  against	  evolving	  City	  policy	  discussions.	  However,	  it	  has	  an	  
obligadon	  to	  proceed	  under	  its	  agreement	  for	  purchase,	  and	  has	  been	  asked	  by	  City	  staff	  to	  prepare	  this	  
report	  to	  assist	  the	  City	  in	  its	  evaluadon,	  and	  move	  forward	  the	  proposed	  Qualico	  development	  applicadons.	  	  	  
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The	  policy	  direction	  provided	  to	  date	  by	  City	  planning	  staff	  is	  summarized	  as	  follows:

• Guidance	  is	  provided	  by	  planning	  staff	  in	  a	  May	  13,	  2014	  memo	  speaking	  to	  the	  current	  policy	  direction	  for	  
employment	  lands;	  	  “we	  are	  considering	  creating	  a	  new	  land	  use	  designation	  for	  General	  Employment	  that	  
would	  draw	  on	  aspects	  of	  industrial	  business	  parks,	  commercial,	  office	  space,	  and	  educational	  activities.”	  	  

• CitySpaces	  has	  further	  been	  advised	  by	  City	  staff	  that	  the	  general	  employment	  uses	  envisioned	  for	  the	  
CoYonwood	  lands	  would	  be	  uses	  that	  are	  generally	  considered	  suitable	  for	  infill	  development,	  with	  lower	  
or	  minimal	  potendal	  impact	  on	  adjacent	  residendal	  neighbourhoods.	  

• City	  staff	  has	  also	  advised	  that	  an	  employment	  lands	  development	  at	  15343-‐91st	  Avenue	  in	  Surrey	  is	  an	  
comparison	  example	  of	  infill	  employment	  lands	  for	  the	  purpose	  of	  evaluadng	  the	  feasibility	  of	  the	  
CoYonwood	  lands.	  	  

• CitySpaces	  notes	  that	  the	  context	  for	  this	  feasibility	  evaluadon	  is	  an	  evolving	  policy	  discussion	  concerning	  
employment	  lands	  and,	  in	  this	  respect,	  there	  is	  currently	  no	  discussion	  paper,	  staff	  report,	  or	  dran	  policy	  
that	  can	  be	  referenced	  in	  this	  evaluadon,	  or	  that	  speaks	  directly	  to	  the	  concept	  of	  infill	  employment	  lands.	  

For	  the	  purposes	  of	  this	  report,	  CitySpaces	  will	  identify	  the	  concept	  of	  General	  Employment	  lands	  by	  introducing	  
and	  using	  the	  more	  specific	  description	  of	  Infill	  Employment	  Lands.	  	  

SCOPE	  OF	  EVALUATION
This	  report	  evaluates	  the	  feasibility	  of	  the	  Cottonwood	  lands	  for	  infill	  employment	  uses	  through:

1. A	  review	  of	  the	  land	  use	  characteristics	  of	  the	  infill	  employment	  lands	  example	  at	  15343-‐91st	  Avenue	  in	  
Surrey	  to	  help	  establish	  the	  scale,	  mix	  and	  characteristics	  of	  infill	  employment	  land	  uses	  that	  will	  have	  a	  
“good	  fit”	  within	  a	  neighbouring	  residential	  community;

2. Reference	  to	  the	  exisdng	  industrial,	  commercial,	  and	  insdtudonal	  uses	  permiYed	  within	  the	  standard	  
zones	  of	  the	  City’s	  zoning	  bylaw	  to	  establish	  a	  preliminary	  list	  of	  potendal	  uses	  for	  the	  infill	  employment	  
lands	  designadon;

3. Confirmation	  of	  the	  feasibility	  criteria	  for	  lands	  that	  are	  suitable	  for	  infill	  employment,	  and	  the	  net	  
developable	  land	  area	  considered	  feasible	  for	  infill	  employment	  lands,	  and

4. Evaluation	  and	  recommendations	  respecting	  the	  feasibility	  of	  the	  Cottonwood	  lands	  for	  infill	  employment	  uses.
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2. 91ST AVENUE, SURREY

EMPLOYMENT	  LANDS	  EXAMPLE
The	  comparadve	  employment	  lands	  example,	  idendfied	  by	  City	  planning	  staff	  at	  15243	  91st	  Avenue	  in	  Surrey,	  
is	  located	  just	  east	  of	  152nd	  Street,	  and	  immediately	  north	  of	  the	  “Save-‐on	  Foods”	  community	  shopping	  
centre;	  between	  Fleetwood	  Way	  and	  152nd	  Street.	  A	  summary	  of	  the	  property	  characterisdcs	  is	  set	  out	  in	  the	  
following	  table.	  
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Figure	  1:	  15243	  91st	  Avenue	  Context



6	   December	  2014	  	  	  |	  	  	  Qualico	  Developments	  (Vancouver)	  Inc.	  	  	  	  |	  	  	  The	  CoYonwood	  Lands	  	  	  |	  	  	  LAND	  USE	  FEASIBILITY	  EVALUATION	  ADDENDUM

15243	  91st	  Avenue,	  Surrey15243	  91st	  Avenue,	  Surrey

OCP	  DesignaIon Commercial

Zoning	  &	  
PermiNed	  Uses

Comprehensive	  Development	  C-‐D	  (8)

• drug  stores
• grocery  stores
• variety  stores
• barber  and  beauty  parlours
• business  schools,  dancing  schools
• photographic  studios
• restaurants  and  coffee  shops
• banks  and  other  financial  offices
• data  processing  centres
• doctor’s  offices,  dentists’  and  other  medical  or  related  offices
• general  business  offices
• law  offices,  accountants’  offices  and  other  professional  offices
• real  estate  agencies  and  insurance  agencies
• travel  agencies  and  travellers’  clubs
• government  offices

Current	  Uses Offices,	  medical	  and	  related	  offices

Approximate	  
Lot	  Area .87  hectares  (2.15  acres)

Approximate	  Gross	  
Floor	  Area	  of	  
All	  Buildings

4,100  m2  (44,150  sf)

Floor	  Space	  RaIo	  /	  
Equivalent	  Density 0.5:1  (1.0:1  permiFed)  /  17units  per  hectare  (7  units    per  acre)

Approximate	  
Parking	  Provided 93  surface  parking  stalls

Building	  Form two-‐storey  residenKal  style  buildings  (3  storeys  permiFed)

Number	  of	  Buildings 15

LocaIon	  Context Immediately  north  of  an  exisKng  community  commercial  node  (Save-‐on  Foods)

Topography Flat  site



“FIT”	  WITHIN	  THE	  NEIGHBOURING	  RESIDENTIAL	  COMMUNITY
The	  15243-‐	  91st	  Avenue	  development	  in	  Surrey	  is	  considered	  a	  “good	  fit”	  within	  the	  adjacent	  residential	  
community	  immediately	  to	  the	  north.	  Its	  positive	  attributes	  include:

• Buildings	  that	  are	  both	  residential	  in	  scale	  and	  design	  (two	  storeys);

• Driveway	  patterns	  and	  scale,	  and	  parking	  configurations	  that	  reflect	  residential	  design;	  and

• Lower	  intensity	  commercial	  office	  uses	  that	  are	  compatible	  with	  residential	  use.	  
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Figure	  2:	  15243	  91st	  Avenue



PERMITTED	  USES
It	  is	  noted	  that	  the	  permitted	  uses	  set	  out	  in	  the	  zoning	  bylaw	  are	  primarily	  commercial	  office	  uses,	  with	  the	  
exception	  of	  business	  and	  dancing	  schools	  that	  might	  be	  included	  in	  both	  commercial	  and	  institutional	  zones.	  	  
Similarly,	  a	  data	  processing	  centre	  and	  government	  offices	  are	  uses	  that	  might	  be	  permitted	  in	  both	  commercial	  
and	  light	  industrial	  zones.	  At	  this	  time,	  there	  are	  no	  business	  and	  dancing	  schools,	  data	  processing	  centres	  or	  
government	  offices	  uses	  at	  the	  91st	  Avenue	  Surrey	  	  development.	  The	  development	  is	  generally	  characterized	  as	  
a	  commercial	  office	  development.

BUILDING	  FORM	  &	  CHARACTER
The	  building	  forms	  are	  similar	  to	  surrounding	  medium	  and	  low	  density	  residential	  development.	  The	  property	  is	  
developed	  at	  a	  comparable	  residential	  density	  of	  17	  units	  per	  hectare	  (7	  units	  per	  acre).	  The	  parking	  
requirements,	  and	  the	  number	  of	  parking	  spaces	  differentiates	  the	  development	  as	  there	  is	  a	  total	  of	  
approximately	  93	  surface	  parking	  stalls	  relative	  the	  15	  buildings	  (6.2	  spaces	  per	  building).	  The	  flat	  topography	  
accommodates	  a	  very	  efficient	  parking	  layout.	  The	  entire	  internal	  roadway	  system	  is	  lined	  with	  parking	  spaces	  
that	  take	  up	  the	  entire	  frontage	  of	  each	  of	  the	  buildings.	  Approximately	  40%	  of	  the	  lot	  area	  is	  devoted	  to	  surface	  
parking	  and	  driveways.

In	  addition,	  there	  is	  street	  parking	  on	  the	  fronting	  street,	  and	  a	  community	  shopping	  centre	  parking	  lot	  
immediately	  adjacent	  on	  the	  south	  side	  of	  91st	  Avenue.	  

TOPOGRAPHY
The	  flat	  topography	  facilitates	  the	  compact	  configuration	  of	  parking	  spaces	  in	  close	  proximity	  to	  the	  buildings.	  	  
The	  compact	  parking	  arrangement,	  in	  turn,	  allows	  the	  building	  spacing	  and	  overall	  density	  to	  reflect	  the	  density	  
of	  the	  surrounding	  residential	  development.	  If	  the	  topography	  were	  sloping,	  the	  driveway	  pattern,	  parking	  
layout,	  and	  spacing	  of	  buildings	  would	  increase	  substantially	  to	  accommodate	  the	  required	  parking	  spaces,	  and	  
the	  character	  of	  the	  development	  would	  also	  change	  substantially.	  	  

In	  this	  regard,	  relatively	  flat	  topography	  that	  is	  generally	  less	  than	  10%	  slope	  is	  considered	  necessary	  to	  maintain	  
the	  residential	  character	  of	  infill	  employment	  uses.
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3. LAND USES SUITABLE FOR INFILL 
EMPLOYMENT DESIGNATION

The	  City’s	  understood	  intent	  of	  the	  proposed	  infill	  employment	  designaUon	  is	  to	  establish	  the	  appropriate	  mix	  
of	  industrial	  (business	  park),	  commercial	  (office	  space),	  and	  insdtudonal	  (educadonal)	  uses	  that	  are	  
appropriate	  for	  smaller	  scale	  infill	  development.	  	  In	  the	  case	  of	  the	  CoYonwood	  lands,	  the	  context	  for	  infill	  
employment	  development	  is	  the	  surrounding	  residendal	  neighbourhood.
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The	  following	  table	  of	  potendal	  infill	  employment	  land	  uses	  has	  been	  prepared	  to	  indicate	  the	  types	  of	  
industrial,	  commercial,	  and	  insdtudonal	  uses	  that	  might	  be	  included	  within	  an	  infill	  employment	  
designadon.	  All	  industrial,	  commercial,	  and	  insdtudonal	  uses	  set	  out	  in	  the	  City’s	  Zoning	  Bylaw	  standard	  
zones	  formed	  a	  master	  list	  of	  potendal	  uses.	  The	  inappropriate	  uses	  were	  then	  eliminated,	  based	  on	  the	  
following	  criteria:

• Uses	  that	  typically	  require	  building	  sizes	  that	  are	  substantially	  larger	  than	  residential	  buildings,	  and	  would	  be	  
out	  of	  scale	  with	  the	  abutting	  residential	  neighbourhood;

• Uses	  with	  associated	  outdoor	  activities	  and	  facilities	  that	  might	  impact	  abutting	  residential	  uses;

• Uses	  with	  heavy	  truck	  or	  associated	  car	  traffic;	  and	  

• Uses	  with	  characteristics,	  such	  as	  noise,	  dust,	  odour,	  night	  lighting	  impacts,	  evening	  and	  weekend	  hours	  of	  
operation,	  and	  high	  traffic	  generators.

10	   December	  2014	  	  	  |	  	  	  Qualico	  Developments	  (Vancouver)	  Inc.	  	  	  	  |	  	  	  The	  CoYonwood	  Lands	  	  	  |	  	  	  LAND	  USE	  FEASIBILITY	  EVALUATION	  ADDENDUM

Appropriate	  Uses Inappropriate	  Uses

INDUSTRIALINDUSTRIAL

• Light  Industrial  use  not  including  industrial  repair  services  
and  vehicle  and  equipment  repair  services

• Industrial  trade  schools
• Non-‐medical  testing  laboratories
• Recreational  or  instructional  facilities  limited  to  industrial  
trade  schools,  dance  schools,  fitness  centres  and  
gymnastic  schools

• Indoor  commercial  recreation  uses
• Restaurants  excluding  drive-‐through  uses
• Childcare  centre
• Office  use  related  to  construction,  industrial,  high  
technology  and  utility  companies  and  government

• Mini  warehouse  use
• Industrial  use  not  including:

• asphalt,  rubber  and  tar  production  and  products  
manufacturing

• hydrocarbon  refining  and  bulk  storage
• chemical  plants
• stockyards  and  abattoirs
• septic  tank  services
• waste  reduction  plants
• extraction  industrial  use

• Waste  transfer  stations
• Industrial  repair  services
• Industrial  trade  schools
• Retail  sale  and  rental  of  industrial  vehicles,  trailers  and  
heavy  equipment

• One  restaurant  per  lot  limited  to  200  m  gross  floor  area
• Extraction  industrial
• Industrial  use  limited  to:

• concrete  and  cement  plants  an  product  manufacturing
• asphalt,  rubber  and  tar  production  and  products  

manufacturing
• wrecking  and  salvaging  of  goods,  materials  or  things
• sawmills,  shakemills  and  pulp  mills
• hydrocarbon  refining  and  storage
• chemical  plants
• stockyards  and  abattoirs
• septic  tank  services
• waste  reduction  and  transfer  plants

• Unenclosed  storage
• Vehicle  and  equipment  repair  services  and  industrial  
repair  services

• Auction  marts
• Sale  or  rental  of  industrial  vehicles,  heavy  equipment  
and  trailers

• Warehouses  and  mini  warehouse  use
• Light  industrial  use  including  wholesale  and  retail  sales  of  
products  manufactured  or  assembled  on  the  lot  or  as  part  
of  the  wholesale  or  retail  warehouse  operations

• Liquor  primary  use



This	  review	  of	  potential	  industrial,	  commercial,	  and	  institutional	  uses	  for	  infill	  employment	  land	  confirms	  the	  land	  
uses	  permitted	  in	  the	  91st	  Avenue	  Comprehensive	  Development	  zone.	  	  

Although	  included	  in	  the	  above	  list,	  industrial	  uses	  such	  as	  light	  industrial,	  trades	  schools,	  indoor	  commercial	  
recreation,	  and	  construction	  offices,	  may	  be	  questionable	  as	  infill	  uses	  within	  a	  residential	  neighbourhood.	  	  
Similarly,	  institutional	  uses,	  such	  as	  places	  of	  worship,	  civic	  institutional,	  and	  commercial	  recreation	  may	  not	  be	  
considered	  compatible	  by	  the	  neighbouring	  community.	  

Low	  intensity	  office	  uses	  are	  most	  likely	  to	  obtain	  general	  community	  support,	  and	  it	  is	  anticipated	  that	  
commercial	  office	  uses	  will	  predominate	  within	  employment	  use	  developments.	  In	  this	  regard,	  the	  commercial	  
office	  uses	  set	  out	  in	  the	  Surrey	  CD	  bylaw	  are	  considered	  indicative	  of	  the	  infill	  employment	  uses	  most	  likely	  to	  
be	  acceptable	  and	  viable	  on	  the	  Cottonwood	  lands.
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Appropriate	  Uses Inappropriate	  Uses

COMMERCIALCOMMERCIAL

• Restaurant
• Personal  services
• Personal  repair  services
• Financial  services
• Indoor  commercial  recreation
• Business  services
• Professional  services
• Licensee  retail  store
• Retail  sales  excluding  highway  commercial  use  and  liquor  
primary  establishment

• Neighbourhood  pub
• Place  of  worship
• Park  and  school

• Assembly
• Civic
• Recycling  depot
• Tourist  accommodation
• Community  gaming  facility
• Tourist  accommodation  limited  to  hotels,  motor  hotels,  
motels,  and  bed  and  breakfast  uses

• Private  hospital

INSTITUTIONALINSTITUTIONAL

• Children’s  institutional
• Place  of  worship
• Civic  institutional
• Commercial  recreational
• Park  and  school

• Assembly
• Boarding
• Correction  and  rehabilitation
• Private  hospital
• School
• Animal  shelter



4. DEVELOPABLE LANDS

The	  net	  land	  area	  available	  for	  development	  was	  determined	  in	  the	  June	  2014	  Land	  Use	  Feasibility	  Evaluation.	  	  
The	  developable	  land	  area	  was	  estimated	  by	  eliminating	  those	  lands	  that	  are	  not	  permitted,	  or	  considered	  
unsuitable	  for	  development.	  The	  criteria	  set	  out	  in	  the	  June	  2014	  Business	  Park	  Evaluation	  remain	  pertinent	  to	  
this	  feasibility	  evaluation	  for	  infill	  employment	  lands.	  	  Those	  being:

1. Watercourse	  and	  conservation	  lands	  ;

2. Lands	  required	  to	  complete	  the	  existing	  residential	  road	  system;	  and

3. Unsuitable	  slopes	  

UNSUITABLE	  SLOPES	  	  
The	  evaluation	  of	  the	  91st	  Avenue	  lands	  in	  Surrey	  demonstrates	  that	  relatively	  flat	  topography	  is	  required	  to	  
achieve	  compact	  parking	  arrangements,	  building	  arrangements,	  and	  overall	  density	  that	  reflects	  the	  form	  and	  
character	  of	  the	  surrounding	  residential	  neighbourhood.	  	  

If	  infill	  employment	  lands	  are	  located	  on	  sloping	  topography,	  the	  driveway	  pattern,	  parking	  layout,	  and	  spacing	  of	  
buildings	  would	  increase	  to	  accommodate	  the	  required	  parking	  spaces.	  In	  this	  regard,	  relatively	  flat	  topography,	  
that	  is	  generally	  less	  than	  10%	  slope,	  is	  considered	  necessary	  to	  maintain	  the	  residential	  character	  of	  infill	  
employment	  uses.

The	  assessment	  of	  net	  developable	  lands	  for	  infill	  employment	  use	  remains	  unchanged	  from	  that	  set	  out	  in	  the	  
June	  2014	  report,	  and	  are	  copied	  below.

Net	  Developable	  Lands	  Summary

AREA AREA	  (HA) AREA	  (ACRES)

Gross	  Site	  Area 11.4 28.2

Watercourse	  and	  Conservadon	  Lands 1.6 4.0

Compledon	  of	  Residendal	  Roads	  
(minus	  overlapping	  conservaUon	  lands) 1.1 2.7

Unsuitable	  Slopes
(minus	  overlapping	  conservaUon	  &	  road	  system	  lands) 4.4 10.8

Total	  Undevelopable	  lands 7.1 17.5

Net	  Site	  Area	  for	  Business	  Park	  Use 4.3 10.7

Percent	  of	  land	  suitable	  for	  Business	  Park	  Use 38% 38%
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5. EVALUATION & RECOMMENDATIONS

The	  concept	  of	  infill	  employment	  lands	  is	  an	  evolving	  policy	  that	  is	  not	  yet	  developed	  to	  a	  point	  of	  inclusion	  in	  the	  
City’s	  OCP.	  In	  this	  regard,	  there	  is	  no	  current	  policy	  guidance	  for	  employment	  lands	  use.	  The	  feasibility	  of	  
designating	  existing	  residential	  lands	  for	  infill	  employment	  lands	  is	  therefore	  considered	  relative	  to	  the	  existing	  
commercial,	  industrial,	  and	  institutional	  policies,	  and	  the	  general	  planning	  principles	  set	  out	  in	  the	  City’s	  OCP.	  

Development	  of	  the	  entire	  Cottonwood	  lands	  for	  infill	  employment	  uses,	  similar	  to	  the	  91st	  Avenue,	  Surrey	  
example,	  is	  considered	  inconsistent	  with	  OCP	  policy	  respecting;	  	  

• Policy	  intentions	  to	  support	  the	  Town	  Centre	  without	  detracting	  from	  its	  ability	  to	  be	  revitalized	  through	  
increased	  density	  and	  commercial	  development;

• Specific	  policy	  direction	  to	  assess	  the	  market	  before	  permitting	  pure	  office	  development	  in	  business	  parks;	  and

• Policy	  direction	  regarding	  a	  planned,	  interconnected,	  and	  integral	  hierarchy	  of	  community	  commercial	  
nodes	  and	  neighbourhood	  centres	  that	  need	  to	  be	  developed	  and	  fostered.

Relevant	  OCP	  policy	  excerpts	  include:
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ISSUES	  

The	  commercial	  centres	  and	  nodes	  in	  the	  community	  are	  interconnected	  and	  form	  part	  of	  an	  integrated	  
system	  that	  needs	  to	  continue	  to	  be	  developed	  and	  fostered.	  Area	  residents	  identified	  the	  need	  to	  link	  
centres	  and	  neighbourhoods	  with	  a	  transportation	  network	  that	  includes	  transit,	  trails,	  bikeways	  and	  
pedestrian	  corridors.	  

Principle	  19

There	  is	  value	  in	  identifying	  new	  lands	  for	  commercial	  and	  industrial	  uses	  to	  secure	  locations	  for	  future	  
employment	  that	  will	  help	  to	  create	  a	  balanced	  community.	  Citizens	  prefer	  locations	  where	  commercial	  
and	  industrial	  activities	  ‘fit’	  within	  the	  community	  context.

6.4.2	  BUSINESS	  PARKS

“Business	  park	  development	  will	  compete	  with	  industrial	  uses	  in	  the	  demand	  for	  industrial	  land	  and	  may	  
impact	  the	  Town	  Centre	  office	  market	  if	  parameters	  are	  not	  placed	  on	  office	  uses	  within	  business	  parks.”

OBJECTIVE	  

To	  respond	  to	  market	  demand	  for	  office	  space	  and	  to	  encourage	  business	  park	  development	  
opportunities	  without	  compromising	  office	  development	  in	  the	  Town	  Centre.

Office	  uses	  that	  utilize	  the	  entire	  gross	  floor	  area	  in	  business	  parks	  will	  be	  deferred	  to	  a	  future	  date	  to	  
allow	  the	  Town	  Centre	  office	  market	  to	  become	  established.	  Maple	  Ridge	  will	  assess	  the	  market	  and	  
review	  the	  zoning	  before	  permitting	  pure	  office	  developments	  in	  business	  parks”.



SUPPORT	  FOR	  THE	  TOWN	  CENTRE
The	  Town	  Centre	  Area	  Plan	  promotes	  revitalization	  of	  the	  core	  through	  increased	  density,	  together	  with	  
increased	  retail,	  services,	  business	  offices,	  and	  jobs.	  Policy	  to	  place	  limits	  on	  commercial	  office	  development	  
outside	  of	  the	  core	  is	  a	  means	  of	  supporting	  the	  vitality	  and	  diversity	  of	  the	  core.	  

The	  infill	  employment	  uses	  on	  91st	  Street	  in	  Surrey,	  and	  the	  residential	  compatible	  uses	  extracted	  from	  the	  City’s	  
industrial,	  institutional,	  and	  commercial	  zones	  (section	  2	  above)	  are	  not	  considered	  substantially	  different	  from	  
the	  uses	  encouraged	  within	  the	  Town	  Centre.	  The	  commercial	  office	  uses	  that	  predominate	  the	  91st	  Avenue	  
example	  will	  very	  likely	  dominate	  any	  infill	  employment	  land	  uses	  proposed	  for	  the	  Cottonwood	  Lands.	  This	  
suggests	  that	  if	  the	  Cottonwood	  lands	  are	  designated	  for	  infill	  employment	  use,	  prospective	  office	  building	  
development	  could	  choose	  to	  locate	  outside	  of	  the	  Town	  Centre.	  In	  the	  same	  manner	  that	  office	  uses	  within	  
business	  parks	  should	  not	  impact	  the	  Town	  Centre	  office	  market,	  it	  is	  considered	  consistent	  policy	  that	  office	  
uses	  within	  infill	  employment	  lands	  should	  not	  compete	  with	  the	  Town	  Centre.	  

PROXIMITY	  TO	  THE	  TOWN	  CENTRE
The	  Cottonwood	  Lands	  are	  approximately	  500	  metres	  from	  the	  Town	  Centre	  Commercial	  designation,	  and	  
between	  two	  commercial	  designated	  parcels	  located	  on	  the	  Lougheed	  Highway	  at	  the	  Haney	  Bypass	  and	  at	  116th	  

Avenue.	  The	  addition	  of	  substantial	  new	  infill	  employment	  lands	  located	  in	  close	  proximity	  to	  the	  Town	  Centre	  is	  
not	  considered	  to	  be	  consistent	  with	  current	  policy	  to	  monitor	  new	  office	  development	  in	  support	  of	  commercial	  
development	  within	  the	  Town	  Centre.	  	  	  

SCALE	  OF	  EMPLOYMENT	  LANDS
The	  City’s	  commercial	  policy	  reinforces	  the	  importance	  of	  a	  planned,	  interconnected,	  and	  integral	  hierarchy	  of	  
community	  commercial	  nodes	  and	  neighbourhood	  centres	  that	  need	  to	  be	  developed	  and	  fostered.	  	  This	  
hierarchy	  includes:

• The	  Town	  Centre;

• Community	  Commercial	  Nodes	  –	  7,000	  m2	  (75,000	  sf)	  with	  growth	  to	  a	  maximum	  9,290	  m2	  (100,000	  sf);	  and	  

• Neighbourhood	  Centres	  –	  929	  m2	  (10,000	  sf).

Development	  of	  the	  entire	  Cottonwood	  lands	  for	  infill	  employment	  uses	  is	  considered	  in	  potential	  conflict	  with	  
policy	  respecting	  the	  hierarchy	  and	  scale	  of	  commercial	  nodes	  and	  centres,	  and	  appears	  to	  disrupt	  the	  planned	  
integral	  system	  of	  commercial	  centres	  and	  nodes.	  For	  example,	  the	  development	  of	  the	  entire	  upper	  
Cottonwood	  lands	  adjacent	  to	  the	  Lougheed	  Highway,	  at	  80%	  net	  developable	  lands	  and	  50%	  coverage,	  would	  
result	  in	  approximately	  13,	  470	  m2	  (145,000	  sf)	  of	  predominantly	  commercial	  office	  floor	  area.	  This	  area	  would	  
almost	  double	  the	  maximum	  floor	  area	  guidelines	  for	  Community	  Commercial	  nodes,	  set	  at	  7,000	  m2	  (75,000	  sf).

It	  is	  acknowledged	  that	  specific	  zoning	  regulations	  could	  be	  created	  to	  limit	  the	  commercial	  component	  of	  an	  
infill	  employment	  zone.	  However,	  the	  limited	  number	  of	  industrial	  and	  institutional	  uses	  that	  are	  compatible	  with	  
residential	  development	  is	  relatively	  small,	  and	  likely	  unviable	  without	  commercial	  office	  uses.	  
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Figure	  5:	  City	  of	  Maple	  Ridge	  OCP,	  Part	  10.4

COTTONWOOD	  
LANDS



CONCLUSIONS
It	  is	  recommended	  that	  the	  OCP	  designation	  of	  the	  Cottonwood	  lands	  remain	  Residential,	  and	  that	  consideration	  
may	  be	  given	  to	  allow	  limited	  infill	  employment	  uses	  on	  the	  upper	  terrace	  Cottonwood	  lands	  adjacent	  to	  the	  
Lougheed	  Highway,	  in	  a	  manner	  complementary	  to	  the	  existing	  and	  proposed	  residential	  development.	  The	  
rationale	  for	  this	  recommendation	  includes:	  

1. Infill	  employment	  uses	  suitable	  for	  the	  Cottonwoods	  lands	  will	  be	  predominantly	  commercial	  offices.	  	  
Suitable	  office	  uses	  will	  be	  smaller	  scale	  enterprises	  located	  in	  individual	  residential	  scale	  buildings,	  or	  small	  
scale	  neighbourhood	  commercial	  buildings.	  This	  strong	  predisposition	  for	  office	  use	  is	  substantiated	  by:

• The	  infill	  employment	  uses	  that	  have	  evolved	  and	  established	  themselves	  at	  the	  precedent	  site	  
at	  91st	  Avenue	  in	  Surrey;	  

• Smaller	  commercial	  office	  uses	  that	  are	  suitable	  for,	  and	  can	  be	  accommodated	  in,	  residendal	  
scale	  buildings;

• Parking	  requirements	  for	  smaller	  scale	  office	  enterprises	  are	  typically	  low,	  and	  are	  disbursed	  
throughout	  business	  hours;	  and

• The	  reladvely	  low	  surface	  parking	  requirements	  for	  office	  uses	  that	  can	  be	  accommodated	  on	  flat	  
sites,	  and	  at	  a	  scale	  compadble	  with	  residendal	  development.

It	  is	  noted	  that	  other	  potential	  infill	  employment	  uses,	  such	  as	  schools,	  places	  of	  worship,	  restaurants,	  and	  
commercial	  recreational	  uses,	  may	  have	  compatibility	  issues	  with	  both	  office	  uses	  and	  residential	  uses	  
related	  to	  parking	  needs,	  activity	  levels,	  concentrated	  traffic	  patterns,	  and	  scale	  of	  buildings.	  

2. The	  scale	  of	  any	  infill	  employment	  development	  (predominantly	  commercial	  office	  uses)	  considered	  for	  the	  
Cottonwood	  lands	  should	  be	  managed	  in	  accordance	  with	  policy	  direction	  of	  the	  City’s	  OCP	  not	  to	  
compromise	  office	  development	  in	  the	  Town	  Centre.

3. Although	  some	  limited	  level	  of	  infill	  employment	  lands	  on	  the	  Cottonwood	  site	  may	  be	  feasible,	  the	  planning	  
and	  land	  use	  objective	  should	  focus	  on	  the	  completion	  of	  the	  planned	  residential	  community	  located	  
between	  the	  Lougheed	  Highway	  and	  the	  Haney	  Bypass	  to:

• Make	  efficient	  use	  of	  the	  exisdng	  municipal	  infrastructure	  and	  investment	  in	  nearby	  residendal	  
amenides	  and	  facilides;

• Provide	  for	  residendal	  condnuity,	  connecdvity,	  and	  idendty	  of	  the	  exisdng	  fragmented	  
residendal	  community;	  and	  

• Facilitate	  residendal	  infill	  and	  densificadon	  in	  accordance	  with	  the	  City’s	  OCP	  Residendal	  Infill	  
and	  Compadbility	  Criteria	  Policies	  3.21(f).	  

4. The	  lower	  terrace	  Cottonwood	  lands,	  adjacent	  to	  the	  Haney	  Bypass,	  are	  potential	  infill	  employment	  lands.	  
However,	  vehicle	  access	  restrictions	  for	  employment	  lands	  use	  are	  considered	  to	  favour	  the	  use	  of	  these	  
lands	  for	  residential	  use.

5. From	  a	  physical	  planning	  perspecdve,	  the	  upper	  terrace	  CoYonwood	  Lands	  (located	  adjacent	  to	  the	  
Lougheed	  Highway)	  are	  considered	  feasible	  for	  limited	  infill	  employment	  use	  that	  might	  be	  provided	  
within	  a	  commercial	  centre	  designed	  to	  complement	  the	  residendal	  community.	  	  	  

Rationale	  provided	  in	  the	  June	  2014	  CitySpaces	  report	  respecting	  topography,	  parcel	  size	  and	  configuration,	  and	  
effective	  use	  of	  existing	  infrastructure	  and	  amenities,	  remain	  applicable	  to	  this	  addendum	  report.
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MEMORANDUM 

To: City of Maple Ridge  

From: Justin Barer & Gerry Mulholland, G.P. Rollo & Associates Ltd. 

Subject: Cottonwood Lands Proposal Land Use Evaluation  

Date: February 23rd 2015 

Introduction 

G.P. Rollo & Associates Ltd. (GPRA) has been retained by the City of Maple Ridge to undertake 

a land use analysis pertaining to the Cottonwood Lands, a site just south-east of the Town Centre 

between the Haney Bypass and the Lougheed Highway.  Qualico Developments is seeking City 

approval to undertake a residential and commercial project on the site which would include 

over 190 townhouse units, 36 single family lots (east of the Lougheed) and a 38,750 square foot 

retail and service commercial 

development.   

GPRA’s analysis is split into two parts. 

The first part is a brief review of an 

assessment prepared by City Spaces 

on the suitability (or unsuitability) of 

the site for employment-generating 

uses.1 The second part is a high-level 

analysis of the appropriateness of the 

commercial component within the 

land use concept proposed by 

Qualico. 2  In undertaking the 

‘commercial appropriateness’ 

evaluation, GPRA has segmented the 

analysis into 2 stages:  

 Stage 1: Examination of the

potential justification for

designating more commercial land in general, within the context of the conclusions put

forward by GPRA in the Commercial and Industrial Strategy (CIS) of November 2012;

1 In the Commercial and Industrial Strategy (CIS) that GPRA had prepared for Maple Ridge in November 2012, this site 

was identified as one worthy of further analysis to determine its feasibility as employment generating lands.  

2 Based on the land use concept dated February 13th 2015. 

Commercial land area: 1.8 ha (4.4 ac) 

Commercial Yield: 3,600 sq.m or 38,750 sq.ft. 

APPENDIX E
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 Stage 2: Exploration of rationale for the commercial component of the development 

within the context of both City commercial goals and policy, as well as general 

considerations of commercial viability and appropriate market positioning.   

This memorandum is intended neither as a comprehensive downtown market impact analysis 

nor a detailed commercial market study, nor is it a comprehensive update of the analyses 

performed for the CIS. 

Employment Generating Use Feasibility  

City Spaces prepared a Land Use Policy Evaluation for the Cottonwood Lands for Qualico 

Developments in June 2014 which evaluates the suitability of the site for OCP re-designation 

from Residential to Industrial for business park use.  That review was conducted in response to a 

Maple Ridge staff request to “obtain a more detailed site analysis to determine feasibility [of the 

site] as employment generating lands,” a directive that follows from a GPRA recommendation 

put forward in the CIS report of 2012 that urged further consideration of those lands to help meet 

the City’s long-term industrial land needs.   

The Land Use Policy Evaluation “recognizes the identification of these lands for potential 

industrial uses, noting that the….lands are sizeable,…contiguous to a full range of municipal 

services, and are strategically located next to major road corridors that can support industrial 

development.”  However, City Spaces ultimately concludes that the site is unsuitable for 

Industrial designation for the following reasons:  

 Unsuitable topography;  

 Potential development parcels are undersized, discontinuous, and poorly configured for 

business park use; 

 Potential incompatibility issues with surrounding development, respecting the interface 

with established residential properties; 

 Inefficient use of existing community infrastructure and amenities, and the corresponding 

loss of opportunity to complete a planned neighbourhood with compact residential infill, 

pedestrian connectivity, and centralized amenities. 

Having reviewed the City Spaces Land Use Policy Evaluation, GPRA has the following comments 

and observations:  

 City Spaces’ methodology, analysis and conclusions are sound and largely consistent 

with a methodological approach GPRA would use.  

 GPRA’s 2012 recommendation that the site be re-designated for Industrial use was 

predicated on a high-level assessment looking at potential sites with good locality given 

the need to find alternate locations for industrial development in the city in the coming 

years.  It did not include site-specific environmental or geotechnical analysis.   

 There are other potential sites in the City where future industrial uses could be located. 

 The methods and assumptions employed in Qualico Developments’ proforma analysis 

(provided to GPRA by Maple Ridge staff) are reasonable, and based on the assumptions 
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used in that analysis the development of the Cottonwood Lands as industrial business 

park would not be economically viable.  

 As currently proposed, the Cottonwood Land Use Concept includes 38,750 square feet 

of retail and service commercial use.  Assuming that the employment density (square 

feet per employee) were to range from 175 to 350 square feet, this development would 

result in between 129 and 221 employees.3    

Retail Commercial Land Use Evaluation  

GPRA has conducted a high-level analysis of the appropriateness of the commercial 

component within the land use concept proposed by Qualico.  As noted in the Introduction 

above, this portion of the analysis is split into 2 segments: (1) site designation justification within 

the context of the CIS commercial land requirements analysis, and (2) land use concept 

appropriateness/rationale within the context of Maple Ridge commercial goals and policy, as 

well as general considerations of commercial viability and appropriate market positioning.   

Community-Wide Commercial Floor Area Demand & Land Requirements  

Demand Projections – CIS 2012 Assumptions 

The CIS report provided forecasts of net new demand for retail and service commercial floor 

area across Maple Ridge to 2042, split those forecasts into sub-areas of the city, and converted 

built space to land requirements on the basis of low and high density assumptions. In this section 

we briefly review the built space and land demand analysis assumptions, provide updates 

where appropriate and feasible, and discuss implications for commercial land designation.   

The CIS forecast net additional commercial floor area demand of 1.3 million square feet in 

Maple Ridge by 2042.  This forecast was premised on the following core assumptions:  

 City-wide population growth from a 2011 baseline of 78,556, growing to 96,650 by 2022 

and 116,137 by 2032; 

 Per-capita retail expenditures in 2012 of nearly $8,750, based on data from the Pitney 

Bowes Business Insight Expenditure Potential database; 

 A 20% recapture of spending leakage to Maple Ridge; 

 Additional 350,000 square feet of built commercial floor area coming online at the 

Kwantlen Lands along the Lougheed Highway, with phase I operating by 2014 and Phase 

II operating by 2022. 

Demand Projections – Assumption Updates 

Population forecasts for Maple Ridge remain largely unchanged.  Environics Analytics’ 2014 

population estimate for the City was 82,655.  The population forecasts used in the CIS, based on 

2030 and 2041 forecasts from the Regional Transportation Model with interpolation for 

intervening years, had projected a 2014 population of 82,700.  This 0.1% variation between the 

                                                      
3 As part of the analysis for the CIS report, the GPRA-led project team conducted detailed GIS analysis of existing 

employment densities in the city. That analysis was segmented by general employment type (i.e. warehouse, retail strip, 

light industrial etc.).  The densities from that evaluation are applied to this analysis.  



 

4 

 

two figures provides us with confidence that no population forecast update is required at this 

time. 

For the purposes of this assignment GPRA is not able to provide an updated analysis of per-

capita expenditure potential of Maple Ridge residents.  However, we do not believe that there is 

marked variation from the figures used in the CIS aside from inflation adjustment, which had 

been taken into consideration in the initial modelling exercise.  

With regards to long-term outflow recapture, GPRA still believes that Maple Ridge will see a long-

term stemming of commercial outflow spending as the local offerings become more robust, as 

was modelled for the CIS demand projections.  

The key assumption that does require adjustment is that of an imminent Kwantlen shopping 

centre development.  Based on information available at the time of CIS writing, GPRA had 

assumed that the Kwantlen shopping centre was on the verge of construction, had achieved 

some pre-leasing success, and the first phase would be operational within 2 years (by 2014).  This 

has not come to pass.  Furthermore, based on information we have obtained from industry 

sources, GPRA no longer believes that a destination Kwantlen shopping centre is likely to 

emerge within the next 10-15 years.  Without this shopping centre, the additional demand that 

the centre would have absorbed will need to be met elsewhere in the City.  It is our opinion that 

most of this demand should be encouraged to ‘land’ in the Town Centre. 

The table below shows the net additional floor area demand that was projected in the original 

CIS study by 2022 and 2042, paired with updated projections that account for the removal of 

the Kwantlen shopping centre from the pipeline inventory.    

 Net Additional Floor Area Demand          

Categories 
2022 2042 

CIS Update Difference  CIS Update Difference 

Convenience G&S 118,300 217,300 99,000 513,200 624,000 110,800 

Comparison Goods  69,000 235,500 166,500 422,800 599,900 177,100 

Food & Beverage  20,900 52,400 31,500 152,700 188,200 35,500 

Entertainment/Leisure 18,600 36,600 18,000 79,100 98,900 19,800 

Auto Goods/Services 55,800 55,800 0 139,000 141,400 2,400 

 

Floor area demand was allocated to sub-areas on the basis of expected population growth 

distribution.  Using those same allocation ratios, we estimate that demand for commercial floor 

area within the portions of Maple Ridge that were defined as “Core East” and Core Fringe” in 

the CIS would be in the range of 40-60,000 square feet by 2022 and 130-160,000 square feet by 

2042.   

Using conservative floor space ratio (FSR) assumptions, this would translate into a need for up to 

30 total acres of land between the two areas.   On the basis of OCP designation, there is likely 

still sufficient commercial land capacity to meet this increased demand, although more 

detailed analysis would be required to determine precise figures.4  If a higher proportion of 

                                                      
4 The Core East area had 21 total acres of OCP-designated lands in 2012.  Given timing and budget of this analysis we 

were unable to calculate the amount of OCP-designated land located specifically within the “Core Fringe.” Based on a 
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commercial growth is directed into the downtown in the coming decades, which would be 

consistent with community aspirations and policies, then the likelihood of sufficient designated 

land outside the Core increases.   

With that said, there is some justification for exploring the potential to designate new 

commercial lands: 

 There is significantly less land capacity available when looking only at zoned

commercial lands that are vacant or underutilized.   Within Core East, vacant and

underutilized commercially zoned lands totaled approximately 4.6 acres in 2012.  Within

the entirety of the Town Core there were 20 acres of vacant and 12 acres of

underutilized land.

 There may be sites in the Core Fringe and Core East areas (as well as others) that are

better commercial sites from a commercial planning perspective than some of the sites

currently designated and/or zoned.  For example, a neighbourhood node on lands not

currently envisioned for commercial may be a more appropriate complementary use to

the downtown than additional commercial development along Dewdney Trunk Rd. to

the east of the Town Centre as currently designated.

Given the above, in the next part of this memo GPRA explores the viability and appropriateness 

of the Cottonwood Lands’ commercial node in the context of planning policy related to the 

downtown. 

Market Role & Positioning of Cottonwood Lands Retail Commercial Node 

With the above macro context established, GPRA has conducted a high-level review of the 

suitability of the Cottonwood lands for retail and service commercial through consideration of 

one central question:  

Is the amount and location of land proposed for retail commercial use 

likely to yield a development that fits within the City’s long-range 

commercial planning policies and aspirations? 

Those policies and aspirations are set out in the OCP and Town Centre Area Plan and, in general 

terms, can be characterized by two central themes: the primacy of the Town Centre, and a 

clear hierarchy of commercial nodes.  There is to be an established and clear differentiation 

between the Town Centre and all other commercial districts.  The overarching goal is to have all 

commercial developments in the community be complementary with, rather than competitive 

to, the Town Centre.  

Given the above, GPRA evaluates the Qualico commercial node proposal on the basis of its 

level of complementarity with the Town Centre, and makes recommendations for alterations 

where appropriate. 

Ingredients for a Successful Downtown 

One of the most important ingredients for long term commercial success in the downtown is 

variety and quality of merchandising. To be successful in the long run, downtown Maple Ridge 

cursory review of OCP maps, there appears to be sufficient land designated along Dewdney Trunk between 228th and 

232nd.   
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must offer an increasingly robust selection of quality stores and services, along with recreation 

and leisure uses, that can attract Maple Ridge residents to shop and recreate on a regular basis.  

In the regional context, downtown Maple Ridge is competing with major regional malls and strip 

centres including Meadowtown Centre in Pitt Meadows, Fremont Village in Port Coquitlam, and 

a variety of options in Langley including shops, services and entertainment in Walnut Grove and 

Willowbrook. At the local level, downtown is already competing to some degree with many 

retail offerings in west Maple Ridge along the Lougheed Highway. The downtown therefore must 

focus on creating a merchandising mix and critical mass that, in conjunction with an attractive 

pedestrian-friendly shopping environment and the addition of more downtown residents, 

establishes the downtown as the go-to destination shopping environment for residents across the 

City.   

In downtown Maple Ridge, one of its key success factors and preconditions for future success is 

the presence of a critical mass of major retail grocery anchors at a variety of price points.  

Downtown is particularly fortunate to have three full-line grocery stores encompassing a range 

of price points and merchandise offerings:  a large mid-market retail grocery store (Save-On), a 

mid-upper market store (Thrifty Foods) and a mid-lower market store (Extra Foods).  In addition it 

has a variety of smaller specialty grocery providers such as Kin’s Farm Market, Root’s Natural 

Organics and others, as well as key general merchandise retailers with pharmacy components 

such as London Drugs and Shoppers Drug Mart. Maintaining the success of these crucial 

downtown anchors should be a key priority.   

Cottonwood Commercial Concept:  Viability & Complementarity to Downtown  

The Cottonwood Lands are located within 500 metres of the Town Centre Commercial 

Designation.  All three of downtown Maple Ridge’s major grocery store anchors are located 

within a 5 minute drive of the site (2 within a 3-minute drive), as is London Drugs and Shoppers 

Drug Mart.   

For a retail node to be commercially successful at the Cottonwood Lands, it will need to include 

an anchor tenant to drive traffic to the site. It is typical that for most successful small to mid-size 

convenience-oriented commercial nodes (typically 35,000 square feet or smaller), they are 

anchored by a convenience store (e.g. Mac’s), a very small local grocery store (7-10,000 square 

feet), or a small pharmacy-driven anchor with some retail grocery.  In mid-large convenience-

oriented shopping centres (typically over 50,000 square feet and up to 125,000 square feet), 

anchoring is done by a supermarket, possibly along with secondary anchors like a drug store.  It 

should be noted that centres in the 35-50,000 square foot range sometimes have difficulty with 

proper anchoring as they may be too small to accommodate a typical supermarket anchor 

and too large to be filled with the typical convenience-type uses that succeed in small strips 

(quick serve restaurant, beauty salon, laundry, convenience store, drug store, café).  Once a 

centre is leased to these types of tenants – and it is often difficult to go beyond 20,000 square 

feet in these classes – it is can be difficult to fill the balance of space with other classes of more 

‘destination’ focused uses like apparel, home furnishings and the like, as these uses tend to 

prefer a more focused, specialty retail environment. 

As currently conceived, the commercial node in the Cottonwood Land Use Concept would 

contain 38,750 square feet of built capacity.  While it is unknown what tenants if any have been 

approached at this stage, in order to make this node commercially viable it is likely that a 
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grocery store or pharmacy-driven store with grocery component of between 15,000 and 20,000 

square feet would be sought to anchor the project.  This could prove a challenging size to fill, as 

the typical anchor would likely be a smaller convenience-oriented grocer of under 10,000 

square feet, or a small, full-line store of over 25,000 square feet.  If an anchor in the 15-20,000 

square foot range could be secured, given the location of the Cottonwood lands vis-à-vis the 

downtown a store of this size would likely draw on a trade area that would overlap the market 

area for the downtown grocery stores.  With a quality anchor tenant, it is likely that some 

downtown grocery-related sales transference would occur.     

A retail node at the Cottonwood Lands may be more justifiable from a planning perspective, 

and more viable from a commercial market perspective, if it is of a size and configuration that 

limits its primary market area to the immediate neighbourhood5, offering opportunity for a 

convenience food store anchor and other complementary convenience retail and service 

commercial.  This would minimize any potential market overlap and sales transference from 

downtown stores and ancillary retail establishments, minimize the potential for tenants to move 

from the town centre to this new node, and maximize its chances of achieving commercial 

success.  

Alternate Commercial Concept for Cottonwood Lands 

Size, Mix, Market Position 

A convenience-oriented commercial node of up to 20,000 square feet of built space at the 

Cottonwood Lands would be appropriate for a local-serving retail precinct at this location that 

is complementary to the nearby downtown retail precincts.  Given typical anchoring ratios for 

small convenience-oriented shopping nodes6, an anchor tenant in a 20,000 square foot centre 

would be limited to 6-10,000 square feet.  At this size (both absolute and anchor), the sales 

requirements and market area would likely be convenience, local serving in nature, and thus 

complementary to the downtown.  Assuming a 6-10,000 square foot convenience food anchor 

is in place, the balance of space would likely be filled in with some combination of the following 

categories: 

 Quick serve restaurant and/or casual dining  

 Café / Bakery / deli  

 Liquor store 

 Personal services (e.g. hair salon, tanning, dry cleaning, pet care) 

 Athletic / education services (e.g. gymnastics, martial arts) 

 Professional services (e.g. realtor/broker, accountant, photography) 

 Small independent specialty store (e.g. antiques) 

While we have not performed a comprehensive retail market study for a convenience-oriented 

retail node at the Cottonwood Lands, we can offer the following comments and observations 

on the feasibility of a small convenience food store at the site:  

                                                      
5 For the purposes of this analysis the ‘immediate neighbourhood’ is defined as an 800 metre radius around the site. 

6 The “anchoring ratio” refers to the proportion of total GLA that is taken up by an anchor tenant at a shopping centre.  

In smaller convenience shopping centres under 30,000 square feet, the anchoring ratio is typically 30-50%. 



 

8 

 

 The area within 800 metres of the Cottonwood Lands, which we assume would serve as 

the primary trade area, was home to an estimated 4,000 residents in 2014.  It is likely that 

this area will be home to between 5,000 and 5,600 residents within 10 years.7  

 It is estimated that residents within this 800 metre area spent approximately $9.5 million on 

grocery and specialty foods in 2014.  This translates to approximately $2,400 per capita. 

Assuming no real change in per-capita expenditure over time, 5,000 residents would 

spend $12 million and 5,600 residents would spend $13.4 million on grocery and specialty 

foods.  

 Using typical retail grocery sales performance targets8, and assuming that local area 

residents would do up to 20% of their spending at the local grocery store, 5,000 to 5,600 

residents could support a local-serving grocery store of between 3,000 and 5,000 square 

feet.  If we assume that there would be some sales inflow from beyond the 800 metre 

primary trade area, and if we also assume that a store could feasibly operate at a slightly 

lower sales performance level, there could be support for up to 8-9,000 square feet.  

If a small food store (3-5,000 square feet) were secured as an anchor, a centre of perhaps 10,000 

square feet could be feasible at this location.  This size would be consistent with current Maple 

Ridge’s current OCP policy pertaining to Neighbourhood Commercial centres.9  

Retail Configuration  

In the current land use plan, the commercial node is conceived as a highway-fronting 

development with parking in rear.  This type of configuration would offer the development 

maximum exposure to drive-by traffic, which would be important if the node was relying on 

attracting traffic from outside of the immediate neighbourhood.   

If, as discussed above, the commercial node is downsized and repositioned to be a local serving 

convenience node, a few options emerge for retail configuration.  

1. Keep a downsized project highway fronting, with parking in rear.  

2. Integrate the commercial into the residential neighbourhood in the form of a small main 

street, with appropriate signage along the Lougheed. 

3. Disperse the commercial throughout smaller sub-nodes within the project.  

Option 3 could work if the total commercial space were quite small (e.g. perhaps up to 3-4 units, 

with a total under 10,000 square feet).   

In our opinion Option 2 is worth further consideration and exploration.  At 20,000 square feet or 

less, a local-serving, convenience-oriented node would not require highway exposure as its 

                                                      
7 Based on 3 growth scenarios: (1) Environics Analytics Estimates and Projections for 800m area around Cottonwood 

Lands; (2) Regional Transportation Model population forecasts by traffic zone (as per the CIS 2012 analysis) for 

amalgamation of areas defined as “Core Fringe and “Core East” in the CIS; (3) Regional Transportation Model 

population forecast for traffic zone 5861, which encompasses the area defined approximately by Burnett St. in the west, 

118 Ave alignment in the north, 232nd St. in the east, and the river to the south. 

8 Sales performance is the total amount of sales per year divided by the physical size of a store, expressed as dollars per 

square foot.  We assume a range of $500 to $800 per square foot target market performance for a new store. 

9 OCP Policy 6-32:  Total commercial space in a Neighbourhood Commercial centre is typically less than 930 square 

metres (10,000 square feet) in area. 
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primary market is not drive-by or destination traffic.  Rather, the role of the node would be to 

provide convenience-type goods and services for the immediate area, ideally in a pleasant, 

pedestrian-oriented environment.  This type of configuration would be consistent with the 

broader direction of design and development that we are seeing in the retail industry. It may 

also be better suited to the intent of Maple Ridge OCP policy 6-31, which speaks to compatibility 

with adjacent land uses. 

Precedent for <20,000 square foot grocery-anchored retail nodes 

There are many examples in Metro Vancouver of grocery-anchored convenience nodes in the 

+/-20,000 square foot range.  The following list is not meant to be exhaustive, but rather is simply 

a preliminary illustration of a few nodes of various ages and configuration.    

1. Choices Anchored node, 57th & West Boulevard, Vancouver

Size (sf) Retail Format & Design Key Anchor(s) Other Tenant types 

~16,000

Convenience-oriented

street fronting , single 

loaded

Choices Market 

(approx. 7,500sf)

Hair salon; casual dining; 

women's apparel; café; dry 

cleaning
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2. Choices Anchored node, 16th & Macdonald, Vancouver  

 

 

3. 24th & Macdonald, Vancouver  

 

 

Size (sf) Retail Format & Design Key Anchor(s) Other Tenant types 

~19,000

Convenience-oriented 

street fronting, single 

loaded.

Choices Market 

(approx. 10,000 sf)

Café; apparel; casual dining; 

dry cleaning; salon; 

Size (sf) Retail Format & Design Key Anchor(s) Other Tenant types 

~20,000

Convenience-oriented 

street fronting, double 

loaded

Jimmy's Market 

(<3,000 sf); The 

Patty Shop (<3,000 

sf); La Buca find 

dining

Casual dining; quick serve 

restaurant; bakery; home 

furnishings & accessories; pet 

grooming; dry cleaning; 

locksmith; wine shop; deli; 

auto repair.
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4. 28th & St. George St., Vancouver  

 

 

5. Osprey Village, Pitt Meadows  

 

 

Size (sf) Retail Format & Design Key Anchor(s) Other Tenant types 

<3,000 

Neighbourhood node 

integrated into 

neighbourhood 

La Marche St. 

George 

(café/patisserie, 

groceries, personal 

effects)

n/a

Size (sf) Retail Format & Design Key Anchor(s) Other Tenant types 

~20-25,000 

neighbourhood 

convenience-main 

street 

Osprey Village 

Market

Hair salon; esthetician; 

massage; café; pet care; 

educational service; 

community centre
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6. Sunstone Village, North Delta

Size (sf) Retail Format & Design Key Anchor(s) Other Tenant types 

20-25,000 

neighbourhood 

convenience node 

within community 

unknown unknown 

The village is not yet built or leased.  The zoning allows for retail, restaurant, pub, and offices. 
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In sum, a convenience-oriented commercial node designed to serve the immediate surrounding 

neighbourhoods could be justified at the Cottonwood Lands.  In order to minimize the potential 

for competitive overlap with downtown, this node should be no larger than 20,000 square feet 

and designed with an eye toward creating a well-integrated, pedestrian-oriented commercial 

precinct for local residents.     
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Qualico has contracted to purchase approximately 53 acres of land commonly referred to as the
Cottonwood Lands, located along the Lougheed Highway corridor, near the intersection of the Haney
Bypass. While the lands are designated for residential use in the OCP, a Commercial & Industrial Strategy
completed in 2012 designated a 28 acre portion of the site (Parcel 1) as suitable for business park uses.
City Spaces, on behalf of Qualico, prepared a report that concluded that these lands were not suitable
for business park uses. City staff appear to support this conclusion.

Recently, Qualico has prepared a preliminary development concept for Parcel 1 of the Cottonwood
Lands that includes a variety of housing types as well a 1.8 ha site for commercial uses. The commercial
plan is to accommodate a neighbourhood-oriented shopping centre of 38,000 square feet as part of a
comprehensive development. This scale of commercial development does not fit within the OCP
guidelines for neighbourhood commercial development which limits the size to 10,000 square feet of
gross leasable area. Also, City policy currently encourages new commercial development within the
Town Centre rather than outside.

Hume Consulting has been retained by Qualico to assess the site specific commercial opportunity for the
Cottonwood Lands. This report will assess the market's ability to support 38,000 square feet of
convenience-oriented development that would likely be anchored by a small supermarket plus a variety
of other stores and services targeting basic day-to-day needs of nearby residents and regional traffic
passing the site.

The creation of a successful retail development or retail precinct is challenging and highly dependent on
the quality of a number of locational factors. Good retailers are very demanding of specific locational
features as are today's busy shoppers. Some of the fundamental locational ingredients for retail
commercial success include:

COMMERCIAL OPPORTUNITY ANALYSIS:
COTTONWOOD LANDS

1.0 REPORT BACKGROUND & PURPOSE

2.0 INGREDIENTS FOR RETAIL SUCCESS
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Nearby Source of Demand - successful retail commercial is located close to large sources of retail and
service demand such as residential neighbourhoods, a large nearby workforce, and/or high traffic
volumes.

Exposure to Traffic - successful retail sites are adjacent to major roads that provide exposure to high
volumes of vehicular and/or pedestrian traffic.

Convenient Access – a good retail location must be highly accessible. Strong retail sites are typically
easily accessed by local residents, area workers, regional residents, and/or and area visitors.
Accessibility via multiple modes of transportation including automobile, public transit, walking, and/or
cycling increase the chances for success. On-site access and circulation must also be convenient and safe
for shoppers.

Good Visibility – A site or location that maximizes the visibility of its tenants is important in creating
the strong retail identity and awareness needed for drawing regular shopping visits. Sufficient frontage
along major roads is important in this regard.

Sufficient Site Size – it is important to select a location that can accommodate a sufficient scale of
development (“critical mass”) that can accommodate an anchor tenant and offer the variety and
selection of tenants needed draw shoppers on a regular basis. The location must also be capable of
accommodating adequate parking.

Limited Direct Competition - retail development is most successful when located near a strong source
of demand with few or no directly competitive facilities nearby.

Once the locational ingredients have been satisfied, other factors such as layout and design, strong
anchor tenants, adequate parking, and a good tenant mix are important in achieving a successful
commercial development.

The locational characteristics of Qualico's proposed commercial site have been assessed from a retail
market perspective focussing on the key locational ingredients required for retail success.

1. Locational Context

 The Cottonwood Lands are situated between the Lougheed Highway and the Haney Bypass, just to
the east of the designated town centre.

3.0 LOCATIONAL ASSESSMENT
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 The proposed commercial site is located on Parcel 1, on the west side of the Lougheed Highway
nearly midway between 116th Street and the Haney Bypass/Lougheed Highway intersection.

 The site is located approximately 0.8 kilometres southeast of the commercial Town Centre which
begins to the west of the Burnett and Lougheed intersection.

 The lands are currently undeveloped with low density (single family and townhome) housing located
immediately to north and south of Parcel 1, west of the Lougheed Highway.

Overall, the Cottonwood Lands appear well-located relative to a large residential population base and
major traffic flows in Maple Ridge which are positive attributes from a retail perspective.

FIGURE 1 REGIONAL CONTEXT

2. Site Size & Configuration

 The proposed commercial site is 1.8 ha (4.45 acres) in size and is slightly irregular in shape with
approximately 158.5 metres (520 feet) of frontage along the Lougheed Highway with 130 metre
depth near its mid-point.

 The Lougheed Highway and Cottonwood Lands slopes downward from the northwest to southeast.
The proposed commercial site would be situated on a fairly level portion of the site that shouldn't
pose any obstacles to development or function of the site for retail purposes.
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FIGURE 2 LOUGHEED SLOPE FIGURE 3 SITE FRONTAGE

The site size and configuration of the proposed retail commercial site are appropriate to accommodate
an efficient retail layout. The minimal slopes appear to be manageable for development and should not
provide any obstacles to site access.

3. Surrounding Land Uses

 Site is bounded by two major roads.
 A number of low density town home

developments are located nearby to
the to the north and south.

 There are large areas of park land and
natural areas in the vicinity.

 The Telosky Stadium &Thomas Haney
Youth Action Park and Thomas Haney
Secondary School are located just
northeast of the Cottonwood Lands.

 Kanaka Creek Regional Park is located to south.
 The Qualico plan envisions development of ±300 townhouse units on the Parcel 1 of the

Cottonwood Lands, consistent with the type of residential development in the immediate vicinity.

The existing residential development in the immediate area plus additional residential on the
Cottonwood Lands reinforces the available demand for a convenience-oriented retail development
serving basic day-to-day needs.
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4. Exposure to Traffic & Visibility

 The most recent published traffic counts in the area indicate that average daily traffic volumes
(AADT) along the Lougheed Highway taken 0.1 kilometres east of the Haney Bypass were 32,537
vehicles per day in 2008. Average daily traffic volumes along the Lougheed Highway taken 0.5
kilometres west of the Haney Bypass were 14,499 vehicles per day in 2007.

 These traffic counts indicate that there are high volumes of traffic along the Lougheed Highway in
the immediate vicinity of the proposed commercial site.

 The highest traffic volumes originate to the east of the site with almost half of this traffic using the
Haney Bypass just to the south of the Cottonwood Lands.

The proposed commercial site is exposed to high traffic volumes on a daily basis. With 158.5 metres
(520 feet) of frontage along the Lougheed Highway, retail facilities would enjoy strong visibility to the
passing traffic.

5. Site Access
FIGURE 4 SITE ACCESS

 Lougheed Highway is a 4-lane highway divided
by a concrete median in front of the
Cottonwood Lands. The current situation
would not allow westbound traffic to enter
the Cottonwood Lands

 The Qualico plan proposes that a signalized
intersection be created into Parcel 1 which
would border the south side of the proposed
retail commercial site. This would be
designed to allow traffic movements to and
from the site for both westbound and
eastbound traffic.

 The site plan indicates that the commercial site would be positioned at the primary entrance to the
new residential neighbourhood  and along the primary collector serving this neighbourhood.

 The initial plans are to integrate the commercial site into the neighbourhood by providing
greenway/walkway connections.

The proposed site access would provide the type of convenient local and regional site access needed to
sustain retail development.
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Synopsis

An assessment of the locational characteristics of the proposed retail commercial development
indicates that the site is well-suited to convenience-oriented retail development:
 The site appears to be relatively flat and readily developable for retail purposes.
 Is of appropriate size and shape to accommodate an effective retail layout.
 Has extensive frontage along the Lougheed Highway providing strong exposure and visibility to

high volumes of passing traffic.
 Is well-positioned to serve a large residential population living within a few minute walk/drive of

the site.
 The proposed signalized intersection would make the site highly accessible.
 Overall, the site offers the type and quality of locational characteristics needed to support a

convenience-oriented retail development.

 There is no direct retail competition within the trade area for the scale and type of retail
development being proposed for the Cottonwood Lands. The much larger shopping centres located
in the nearby Town Centre serve as regional shopping destinations as compared to the limited
convenience role proposed for the Cottonwood Lands.

 Haney Place Mall is a 225,000 square foot
enclosed mall anchored by Target (closing) and
Thrifty Foods (35,000 square feet). The mall
includes ±45 smaller specialty tenants offering a
wide range of merchandise and services. The
closure of Target eliminates a large amount of
competition in the market for general
merchandise, pharmacy and grocery /supermarket
type merchandise.

 ValleyFair Mall is a 140,000 square foot enclosed
mall anchored by Save-On-Foods (48,000 square
feet), London Drugs (30,000 square feet), BC
Liquor Store, TD Canada Trust plus another ±38
smaller specialty tenants.

4.0 COMPETITIVE ASSESSMENT
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 Maple Ridge Square is a ±82,000 square foot
strip plaza located along the north side of
Dewdney Trunk Road directly across from the
Municipal Hall. It is anchored by PetSmart
(17,000 square feet), Shoppers Drug Mart
(16,500 square feet), and Extra Foods (29,000
square feet).

 While the a small supermarket anchor on the Cottonwood Lands would compete with the
supermarkets at Haney Place, ValleyFair, and Maple Ridge Square to some
degree, it is expected that these much larger stores will readily absorb any
sales impacts.

 The proposed retail development would be much more comparable to the
Cooper's Foods (±23,000 square feet) anchored shopping plaza located on
Dewdney Trunk Road and 240th Street (±30,000 square feet) which serves
some of the basic convenience needs of nearby shoppers. The Cooper's
anchored development and the proposed retail development on the
Cottonwood Lands would serve a similar role.

 Bruce's Market is located adjacent
to the Lougheed Highway 3.4
kilometres east of the proposed
retail site and is the only grocery
store in the area.

 This small store focuses on fresh
produce, seafood, and deli items
with almost none of the
packaged/canned products
typically found in convenience
stores or supermarkets.

 This ±2,500 square foot market fills a unique specialty niche in the community and offers a different
shopping experience compared to a conventional brand name supermarket as envisioned for the
Cottonwood Lands. Bruce's is expected to retain a loyal clientele that prefer it's quality produce and
seafood and quaint shopping experience.

Overall the wide differences in terms of scale, retail role, and tenant mix between the proposed retail
development on the Cottonwood Lands and the concentration of large malls in the Town Centre will
greatly limit any competitive impacts between them. The proposed retail development will fulfill a
similar local convenience role as provided by the Cooper's Foods site on Dewdney Trunk Road. Bruce's
fills a specialty niche and offers a unique shopping experience that will maintain its customer base.

HUME CONSULTING CORPORATION

COMMERCIAL OPPORTUNITY ASSESSMENT: COTTONWOOD LANDS
88

 Maple Ridge Square is a ±82,000 square foot
strip plaza located along the north side of
Dewdney Trunk Road directly across from the
Municipal Hall. It is anchored by PetSmart
(17,000 square feet), Shoppers Drug Mart
(16,500 square feet), and Extra Foods (29,000
square feet).

 While the a small supermarket anchor on the Cottonwood Lands would compete with the
supermarkets at Haney Place, ValleyFair, and Maple Ridge Square to some
degree, it is expected that these much larger stores will readily absorb any
sales impacts.

 The proposed retail development would be much more comparable to the
Cooper's Foods (±23,000 square feet) anchored shopping plaza located on
Dewdney Trunk Road and 240th Street (±30,000 square feet) which serves
some of the basic convenience needs of nearby shoppers. The Cooper's
anchored development and the proposed retail development on the
Cottonwood Lands would serve a similar role.

 Bruce's Market is located adjacent
to the Lougheed Highway 3.4
kilometres east of the proposed
retail site and is the only grocery
store in the area.

 This small store focuses on fresh
produce, seafood, and deli items
with almost none of the
packaged/canned products
typically found in convenience
stores or supermarkets.

 This ±2,500 square foot market fills a unique specialty niche in the community and offers a different
shopping experience compared to a conventional brand name supermarket as envisioned for the
Cottonwood Lands. Bruce's is expected to retain a loyal clientele that prefer it's quality produce and
seafood and quaint shopping experience.

Overall the wide differences in terms of scale, retail role, and tenant mix between the proposed retail
development on the Cottonwood Lands and the concentration of large malls in the Town Centre will
greatly limit any competitive impacts between them. The proposed retail development will fulfill a
similar local convenience role as provided by the Cooper's Foods site on Dewdney Trunk Road. Bruce's
fills a specialty niche and offers a unique shopping experience that will maintain its customer base.

HUME CONSULTING CORPORATION

COMMERCIAL OPPORTUNITY ASSESSMENT: COTTONWOOD LANDS
88

 Maple Ridge Square is a ±82,000 square foot
strip plaza located along the north side of
Dewdney Trunk Road directly across from the
Municipal Hall. It is anchored by PetSmart
(17,000 square feet), Shoppers Drug Mart
(16,500 square feet), and Extra Foods (29,000
square feet).

 While the a small supermarket anchor on the Cottonwood Lands would compete with the
supermarkets at Haney Place, ValleyFair, and Maple Ridge Square to some
degree, it is expected that these much larger stores will readily absorb any
sales impacts.

 The proposed retail development would be much more comparable to the
Cooper's Foods (±23,000 square feet) anchored shopping plaza located on
Dewdney Trunk Road and 240th Street (±30,000 square feet) which serves
some of the basic convenience needs of nearby shoppers. The Cooper's
anchored development and the proposed retail development on the
Cottonwood Lands would serve a similar role.

 Bruce's Market is located adjacent
to the Lougheed Highway 3.4
kilometres east of the proposed
retail site and is the only grocery
store in the area.

 This small store focuses on fresh
produce, seafood, and deli items
with almost none of the
packaged/canned products
typically found in convenience
stores or supermarkets.

 This ±2,500 square foot market fills a unique specialty niche in the community and offers a different
shopping experience compared to a conventional brand name supermarket as envisioned for the
Cottonwood Lands. Bruce's is expected to retain a loyal clientele that prefer it's quality produce and
seafood and quaint shopping experience.

Overall the wide differences in terms of scale, retail role, and tenant mix between the proposed retail
development on the Cottonwood Lands and the concentration of large malls in the Town Centre will
greatly limit any competitive impacts between them. The proposed retail development will fulfill a
similar local convenience role as provided by the Cooper's Foods site on Dewdney Trunk Road. Bruce's
fills a specialty niche and offers a unique shopping experience that will maintain its customer base.



HUME CONSULTING CORPORATION

COMMERCIAL OPPORTUNITY ASSESSMENT: COTTONWOOD LANDS
99

The trade area that would be served by the Cottonwood Lands depends largely on the type and scale of
retail development as well as the key anchor tenant(s) and merchandising mix. The shape and extent of
the trade area is also influenced by potential access to the site via regional and local roads as well as the
location of competitive retail facilities.

Qualico is proposing a neighbourhood convenience type shopping centre of 38,000 square feet. This
scale/type of shopping centre would likely be anchored by a small supermarket of 20,000-22,000 square
feet. This retail concept is the basis for determining the realistic trade area boundaries from which it is
expected that most shoppers will come.

 Figure 5 provides an approximate outline of the potential trade area for a 38,000 square foot
shopping centre anchored by a small supermarket of 20,000-22,000 square feet.

FIGURE 5 POTENTIAL TRADE AREA

 Residents living within the area shown are within a convenient 5-minute drive of the site and can
easily access the site via some of the roads shown. Many of the roads indicated are established local
routes to the Lougheed Highway and Haney Bypass bringing them in close proximity to the
Cottonwood Lands on a regular basis.

5.0 TRADE AREA POPULATION
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 The Cottonwood Lands would represent the closest and most convenient shopping location for
many of the residents in this area.

 It is expected that most trade area residents regularly travel near or past the Cottonwood lands
enroute to/from work, enroute to the Town Centre area, or to other destinations further to the
west.

 The estimated population within the trade area shown is approximately 15,300 persons based on
2011 Canada Census data.

 Based on the Maple Ridge Socio-Economic Trends report (Rollo, 2010), population in the east Maple
Ridge area was forecast to grow from 22,300 to 37,300 between 2006 and 2041. This represents a
compound growth rate of 1.5% per annum. Applying this population growth rate to the designated
trade area, the2015 trade area population is estimated at 16,240 persons.

1. Trade Area Expenditure Potential

 A retail model was created to estimate the convenience type retail expenditures available in the
designated trade area and if a shopping centre of 38,000 square feet could be supported based on a
reasonable market share of available expenditures.

 The total retail expenditures available to the Cottonwood Lands has been estimated based on the
trade area population and estimated per capita retail expenditures (provided by Statistics Canada).
The warranted (supportable) retail floor area has been estimated based on the expected market
share of trade area expenditures that could realistically be captured at this location.

 Table 1 provides a summary of the expenditure potential available trade area within various
convenience-oriented retail categories that would be targeted for the Cottonwood Lands.

TABLE 1 TRADE AREA EXPENDITURES & SUPPORTABLE RETAIL

Convenience
Supermarkets $38,764,556 15%-20% $550 10,570-14,100
Convenience Stores $2,356,252 10%-15% $350 675-1,010
Specialty Food Stores $3,189,005 10%-15% $250 1,275-1,915
Beer,Wine, Liquor $12,804,758 10%-15% $500 2,560-3,840
Health & Personal Care Stores $15,953,440 10%-15% $550 2,900-4,350

Sub-Total $73,068,012 17,980-25,215
Restaurant & Fast Food

Restaurant $13,294,172 5%-10% $275 2,415-4,835
Fast Food $11,481,330 5%-10% $350 1,640-3,280
Pub/Tavern $1,755,291 10%-15% $600 Not Supported

Sub-Total $26,530,793 4,055-8,115
Services1

(@15%-20% of Retail)
TOTAL 25,340-39,995

STORE CATEGORY

3,305-6,665≈ ≈

TRADE AREA
EXPENDITURES

ESTIMATED MARKET
SHARE (%)

SALES REQUIREMENT
($/Sq. Ft.)

WARRANTED FLOOR AREA
(Sq. Ft.)

6.0 EXPENDITURE POTENTIAL & WARRATED FLOOR AREA
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 The retail model indicates that a convenience-oriented shopping centre of approximately 25,000-
40,000 square feet could be supported on the Cottonwood Lands based on its ability to capture a
relatively small market share ranging from 5% to 20% (depending on the specific retail category)
of available trade area expenditures.

 Based on a market share of 15%-20% of supermarket expenditures within the designated trade
area, a supermarket of 10,500-14,000 could be supported today. This is an achievable market
share by a brand name supermarket anchor that is not currently represented in the area.

 This market share represents approximately $5.8-$7.8 million in annual supermarket sales which
is a relatively small proportion of the total supermarket expenditures generated within Maple
Ridge.

 Given the site's exposure to high volumes of regional traffic passing the site on a regular basis, it is
expected that additional sales would be captured from outside the trade area that would likely
support a larger supermarket of 20,000-22,000 square feet in size.

Market Rationale

From a market perspective, Qualico's proposed commercial site is well-suited to retail development.
 The site is well located relative to several neighbourhood areas that would serve as an important

source of demand.
 Lougheed Highway and local collector roads in the area provide convenient access to the site from

the local area population.
 Significant volumes of regional traffic pass by or near the site each day providing an additional

source of regular demand.
 The site size and configuration could accommodate an efficient retail development.
 The extensive frontage along the Lougheed Highway provides the type of visibility required to

attract and sustain retailers.
 A new signalized intersection (proposed) would provide convenient site access for both local and

regional traffic.
 The retail model indicates that a convenience-oriented retail development of 25,000-40,000 square

feet could be supported based on a relatively small market share of available trade area
expenditures.

 A small supermarket of 20,000-22,000 square feet could likely be supported by a combination of the
trade area population and passing traffic.

 In terms of potential impact on the Town Centre, it is expected that the proposed retail
development would have a very limited impact on the Town Centre because:

o The Town Centre is centrally located and readily accessible for all Maple Ridge and regional
residents.

7.0 MARKET & PLANNING RATIONALE
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o The overall scale of commercial development in the Town Centre has already established
the variety of stores and services needed to sustain regular shopping trips from the region.

o The Town Centre includes two enclosed malls with multiple large retail anchor stores
including Save-On-Foods, London Drugs, Thrifty Foods, Shoppers Drug Mart, PetSmart, Extra
Foods, BC Liquor Store, Marks, and Chances (slots, bingo) that serve as major draws to the
Town Centre.

o The Town Centre also includes a recreation centre, arts centre and theatre, public library,
and Municipal Hall that complement the retail facilities and reinforce the strong regional
draw.

o The small scale retail development proposed on the Cottonwood lands will serve a very
different role in the market compared to the Town Centre. It will be a convenience-oriented
development focus on providing a few of the basic goods and services required on a day-to-
day basis similar to the Cooper's Markets development at Dewdney Trunk Road and 240th
Street.

o Cooper's Foods, part of the Overwaitea Food Group, was built despite the presence of Save-
On-Foods and other supermarkets located in the nearby Town Centre. This suggests that the
scale and type of development is seen playing a complementary role rather than a
competitive role relative to the Town Centre.

o With the closure of Target and its grocery store component, the existing supermarkets in
the Town Centre could more readily absorb any sales impact from a small supermarket on
the Cottonwood Lands.

Grocery Anchor Opportunity

While Qualico has not received any direct expression of interest from potential grocery/supermarket
anchors, there is a reasonable possibility that an established grocery store operator could be found to
anchor this site despite the presence of other supermarket operators located in the Town Centre area.
In addition to the good locational characteristics already identified, there are a number of other reasons
why a small supermarket anchor could be found (and supported) for the Cottonwood Lands:

 There are a number of small supermarket operators and/or "banners" that are not represented in
the region including: No Frills,  Marketplace IGA, Buy Low, Nesters, and Choices. A new operator or
new "banner" that isn't currently located in the area could do very well despite the strong
competition in the area.

 Each of the supermarket operators have established a relatively distinct identity and loyalty with
shoppers based on store design, exclusive product lines, price levels, customer loyalty programs,
etc. As a result shoppers often have a preferred store such as Save-On-Foods, Real Canadian
Superstore, Safeway, Thrifty's, Marketplace IGA, No Frills, etc. Therefore, a number of competitive
supermarkets can be supported in the market at the same time, even in close proximity (as in
evidence in the Town Centre).
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 There are many different types of shoppers and motivations that tend to support a variety of
supermarket brands in a region:
o Some shop based on brand loyalty generated by exclusive products and/or customer loyalty

programs.
o Some shoppers prefer a larger store with more specialty departments, some prefer smaller

stores.
o Many shoppers are very price motivated and may shop at stores with the lowest overall prices

or they may watch for special price deals and shop at multiple stores to take advantage of
advertised specials.

o Some shoppers have no particular store loyalty and/or are not motivated by price and will shop
at the location that is closest and/or most convenient to them.

Each of these factors contributes to the possibility of attracting and supporting a small supermarket
operator on the Cottonwood Lands without a significant impact on either the supermarkets located in
the Town Centre or the regional shopping/service role it plays.

Planning Rationale

The planning rationale for a convenience-oriented shopping facility on the Cottonwood Lands includes
the following points:

 Given today's busy lifestyles, shoppers do the majority of their grocery shopping at a store  that is
conveniently located close to/enroute to home or work, and offers a full selection of food store type
goods. The Cottonwood Lands offer a convenient shopping location close to home for many
neighbourhood residents.

 In terms of creating vibrant and sustainable neighbourhood commercial precincts, a full-service
grocery store usually tops the list of preferred retail stores and services cited by
neighborhood/community residents in all urban markets.

 A high quality, full service food store within an easy walking/driving distance from home is central to
creating modern neighbourhoods that are complete, vibrant, and sustainable.

 A convenience-oriented shopping centre would also add to the identity and sense of place for
neighbourhood residents in the area.

 The overall development plan envisions that the commercial development integrated within the
neighbourhood via roads, sidewalks, and greenway connections thereby creating an important focal
point of activity in the neighbourhood.

 The Cooper's Markets development is a similar example of a small scale, convenience-oriented retail
development near the Town Centre that satisfies some of the basic convenience needs for local area
residents. Qualico's comprehensive development plan would provide a better integration of the
retail site within the neighbourhood.



HUME CONSULTING CORPORATION

COMMERCIAL OPPORTUNITY ASSESSMENT: COTTONWOOD LANDS
1414

 The Town Centre Area Plan, which encourages new higher density residential development within
the Town Centre, will be the key to enhancing the viability and sustainability of the Town Centre
over the long term. This is a much more effective means to creating a vibrant and sustainable Town
Centre rather than restricting the development of small scale retail developments that serve a
different (but important) role in creating liveable neighbourhoods located outside the Town Centre
boundaries.

Economic Rationale

A convenience-oriented retail development of 38,000 square feet is recommended for several reasons:

 This scale of development can accommodate at least one key anchor tenant that can create the
identity and regular draw needed for an economically sustainable development.

 An anchor tenant will attract the needed traffic as well as higher quality tenants that will have a
better chance for success.

 A development of 38,000 square feet can accommodate the variety/selection of tenants needed to
satisfy many of the basic day-to-day needs of area residents.

 Small strip centres of 10,000-20,000 serving only a small neighbourhood population typically
struggle for viability in competitive urban markets for several reasons:

o Small strip centres of 10,000-20,000 typically struggle as they lack the type/size of anchor
tenant capable of attracting the regular traffic needed to support smaller stores. Small
stores generally rely on one or more anchor stores to generate regular traffic to a shopping
centre.

o Small strip centres often do not offer sufficient variety/selection of tenants to attract
shoppers on a regular basis. With today's increasingly busy lifestyles, consumers primarily
shop at convenient locations that offer a sufficient variety of goods and services to meet
their needs. They do not have time to do multiple trips for basic day-to-day needs.

o Without a good anchor tenant, small strip centres typically attract weaker independent type
retailers that reduces the shopping centres appeal/draw for shoppers, especially in highly
competitive markets where there are lots of shopping choices.

o Tenant turnover is typically quite high in these types of developments as tenants cannot
generate sufficient sales to cover their total occupancy costs of in the range of at least $25-
$35 per square foot. An average sized retailer of 1,500 square feet would require sales of at
least of $250,000 - $300,000 annually to keep total occupancy costs at a healthy level (10%-
15 % of gross annual sales) which is very challenging in small, unanchored strip centres.

 The addition of a convenience-oriented centre on the Cottonwood Lands will generate a number of
 economic benefits including:

o a number of direct/indirect jobs and expenditures during the construction phase providing a
financial boost to the local economy.

o the creation of local full-time and part time jobs in the community as well a provide on-
going demand for local goods and services from suppliers and service companies.
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Approximately 1.5-2.0 full-time equivalent (FTE) jobs are created for every 1,000 square feet
of retail floor area or between 57-76 FTE jobs based on a 38,000 square foot development.

o these local jobs will have a multiplier effect in the economy as much of these incomes will
be spent and re-spent within Maple Ridge.



           City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE:  April 20, 2015 

and Members of Council  FILE NO:    2015-021-RZ 

FROM: Chief Administrative Officer MEETING:    C of W 

SUBJECT: First Reading 

Maple Ridge Zone Amending Bylaw No. 7142-2015 

24070 132 Avenue 

EXECUTIVE SUMMARY: 

An application has been received to rezone the subject property, located at 24070 132 Avenue, from 

RS-3 (One Family Rural Residential) to RS-1b (One Family Urban (Medium Density) Residential), to 

allow future subdivision into approximately three single family residential lots (see Appendix C).  An 

Official Community Plan (OCP) amendment is anticipated to adjust the Conservation boundaries to 

reflect the location of Millionaire Creek.  To proceed further with this application additional 

information is required as outlined below.   

RECOMMENDATIONS: 

In respect of Section 879 of the Local Government Act, requirement for consultation during the 

development or amendment of an Official Community Plan, Council must consider whether 

consultation is required with specifically: 

i. The Board of the Regional District in which the area covered by the plan is located, in the

case of a Municipal Official Community Plan;

ii. The Board of any Regional District that is adjacent to the area covered by the plan;

iii. The Council of any municipality that is adjacent to the area covered by the plan;

iv. First Nations;

v. School District Boards, greater boards and improvements district boards; and

vi. The Provincial and Federal Governments and their agencies.

and in that regard it is recommended that no additional consultation be required in respect of this 

matter beyond the early posting of the proposed OCP amendments on the City’s website, together 

with an invitation to the public to comment, and; 

That Zone Amending Bylaw No. 7142-2015 be given first reading; and 

That the applicant provide further information as described on Schedules A,B,E,F,G and J of the 

Development Procedures Bylaw No. 5879–1999, along with a subdivision application.  

DISCUSSION: 

a) Background Context:

Applicant: Annora Developments Ltd. 

1102
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Owner: Horst & Margot Kulhanek 

Legal Description: Lot 8 Section 27 Township 12 New Westminster District Plan 

2622 

OCP: 

Existing: Conservation and Low Density Urban 

Proposed: Conservation and Low Density Urban 

Zoning: 

Existing: RS-3 (One Family Rural Residential) 

Proposed: RS-1b (One Family Urban (Medium Density) Residential) 

Surrounding Uses: 

North: Use: Park 

Zone: RS-1b (One Family Urban (Medium Density) Residential) 

Designation: Conservation and Low Density Urban 

South: Use: Single Family Residential  

Zone: RS-3 (One Family Rural Residential) 

Designation: Conservation 

East: Use: Single Family Residential 

Zone: RS-3 (One Family Rural Residential) 

Designation: Conservation and Eco Cluster 

West: Use: Single Family Residential 

Zone: RS-1b (One Family Urban (Medium Density) Residential) 

Designation: Low Density Urban 

Existing Use of Property: Single Family Residential 

Proposed Use of Property: Single Family Residential 

Site Area: 2.03 ha (5.02 acres) 

Access:  Shoesmith Loop 

Servicing requirement: Urban Standard  

b) Site Characteristics:

The subject property is 2.03 ha (5.02 acres) in size and is bound by the unopened 132 Avenue road 

allowance to the north, single family residential lots to the west and residential acreage to the south 

and east (see Appendix A).  Millionaire Creek is located on the eastern portion of the subject property 

running north-south.  The majority of the property has steep slopes and is heavily vegetated, with the 

northwest corner containing the only potentially developable area.  The subject property is within 

walking distance of Red Alder neighbourhood park, as well as equestrian trails that access the UBC 

Malcolm Knapp Research Forest and Golden Ears Provincial Park. 

c) Project Description:

The applicant proposes to rezone the subject property, from RS-3 (One Family Rural Residential) to 

RS-1b (One Family Urban (Medium Density) Residential) to permit future subdivision into three single 

family residential lots not less than 557 m² (see Appendix C).  The applicant intends to retain the 

existing house on proposed lot 3 and create two additional lots to the north of the existing house, for 

a total of three lots.  Access will be provided from Shoesmith Loop.  The remainder of the subject 

property will be dedicated as park for conservation purposes.  
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At this time the current application has been assessed to determine its compliance with the OCP and 

provide a land use assessment only.  Detailed review and comments will need to be made once full 

application packages have been received.  A more detailed analysis and a further report will be 

required prior to second reading.  Such assessment may impact proposed lot boundaries and yields, 

OCP designations and bylaw particulars, and may require application for further development 

permits.    

d) Planning Analysis:

Official Community Plan: 

The subject property is located within the Silver Valley Area Plan, north of the Horse Hamlet, and is 

currently designated Conservation (86%) and Low Density Urban (14%).  The Low Density Urban 

designation permits densities ranging between 8-15 units per hectare, which equates to a lot yield of 

2-4 on the subject property.  The proposed development of three single family residential lots falls 

within the yield described in the Silver Valley Area Plan.  An OCP amendment is anticipated to adjust 

the Conservation boundaries to reflect the location of Millionaire Creek.  A pedestrian trail is 

identified in the Area Plan.  Prior to second reading, the Parks Department will provide comments on 

opportunities for trail network expansion. 

Zoning Bylaw: 

The current application proposes to rezone the subject property from RS-3 (One Family Rural 

Residential) to RS-1b (One Family Urban (Medium Density) Residential) (see Appendix B) to permit 

future subdivision into approximately three single family residential lots. The existing house on the 

subject property will remain.  The minimum lot size for the current RS-3 (One Family Rural 

Residential) zone is 0.80 ha (2 acres), and the minimum lot size for the proposed RS-1b (One Family 

Urban (Medium Density) Residential) zone is 557 m2.   

A Development Variance Permit will be required for rear yard setbacks for the existing house on lot 3. 

However, it is noted that the applicant may decide to further develop proposed lot 3 at some point in 

the future.  

Development Permits: 

Pursuant to Section 8.9 of the OCP, a Watercourse Protection Development Permit application is 

required for all developments and building permits within 50 metres of the top of bank of all 

watercourses and wetlands.  The purpose of the Watercourse Protection Development Permit is to 

ensure the preservation, protection, restoration and enhancement of watercourse and riparian 

areas.  

Pursuant to Section 8.10 of the OCP, a Natural Features Development Permit application is required 

for all development and subdivision activity or building permits for: 

 All areas designated Conservation on Schedule “B” or all areas within 50 metres of an

area designated Conservation on Schedule “B”, or on Figures 2, 3 and 4 in the Silver

Valley Area Plan;

 All lands with an average natural slope of greater than 15 %;

 All floodplain areas and forest lands identified on Natural Features Schedule “C”

to ensure the preservation, protection, restoration and enhancement of the natural environment and 

for development that is protected from hazardous conditions. 
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Pursuant to Section 8.12 of the OCP, a Wildfire Development Permit application is required for all 

development and subdivision activity identified in wildfire risk areas.  The purpose of the Wildfire 

Development Permit is for the protection of life and property in designated areas that could be at risk 

for wildland fire and where this risk may be reasonably abated through implementation of 

appropriate precautionary measures. 

The subject property is located within the Wildfire Development Area, identified on Map 1 in Section 

8.12 of the OCP.  Surrounding land east of the subject property remains forested and undeveloped 

at this time.  Prior to second reading a Registered Professional Foresters Report will be required to 

determine wildfire mitigation requirements. 

Advisory Design Panel: 

A Form and Character Development Permit is not required because this is a single family project, 

therefore this application does not need to be reviewed by the Advisory Design Panel. 

Development Information Meeting: 

A Development Information Meeting is not required for this application because it is in compliance 

with the OCP and is less than 25 dwelling units. 

e) Interdepartmental Implications:

In order to advance the current application, after first reading, comments and input, will be sought 

from the various internal departments and external agencies listed below: 

a) Engineering Department;

b)  Operations Department;

c) Licenses, Permits and Bylaws;

d) Fire Department;

e) Parks Department;

f) School District; and

g) Canada Post.

The above list is intended to be indicative only and it may become necessary, as the application 

progresses, to liaise with agencies and departments not listed above. 

This application has not been forwarded to the Engineering Department for comments at this time; 

therefore, an evaluation of servicing requirements has not been undertaken.  This evaluation will 

take place between first and second reading.  

f) Early and Ongoing Consultation:

In respect of Section 879 of the Local Government Act for consultation during an OCP amendment, it 

is recommended that no additional consultation is required beyond the early posting of the proposed 

OCP amendments on the City’s website, together with an invitation to the public to comment.   

g) Development Applications:

In order for this application to proceed the following information must be provided, as required by 

Development Procedures Bylaw No. 5879–1999 as amended: 

1. An OCP Application (Schedule A);
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2. A complete Rezoning Application (Schedule B);

3. A Development Variance Permit (Schedule E);

4. A Watercourse Protection Development Permit Application (Schedule F);

5. A Natural Features Development Permit Application (Schedule G);

6. A Wildfire Development Permit Application (Schedule J); and

7. A Subdivision Application.

The above list is intended to be indicative only, other applications may be necessary as the 

assessment of the proposal progresses.  

CONCLUSION: 

The development proposal is in compliance with the OCP; however, an OCP amendment for a 

Conservation boundary adjustment will be required.  It is expected that once complete information is 

received, Maple Ridge Zone Amending Bylaw No. 7142-2015 will be amended to reflect the 

appropriate conservation boundary. 

It is therefore recommended that Council grant first reading subject to additional information being 

provided and assessed prior to second reading; and that Council not require any further additional 

OCP consultation.  The proposed layout has not been reviewed in relation to the relevant bylaws and 

regulations governing subdivision applications.  Any subdivision layout provided is strictly preliminary 

and must be approved by the City of Maple Ridge’s Approving Officer. 

“Original signed by Adam Rieu” 

_______________________________________________ 

Prepared by: Adam Rieu 

Planning Technician 

“Original signed by Christine Carter” 

_______________________________________________ 

Approved by: Christine Carter, M.PL, MCIP, RPP 

Director of Planning 

“Original signed by David Pollock”                            for 

_______________________________________________ 

Approved by: Frank Quinn, MBA, P. Eng 

GM: Public Works & Development Services 

“Original signed by Jim Rule” 

_______________________________________________ 

Concurrence: J. L. (Jim) Rule 

Chief Administrative Officer 

The following appendices are attached hereto: 

Appendix A – Subject Map 

Appendix B – Zone Amending Bylaw No. 7142-2015 

Appendix C – Proposed Subdivision Plan
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CITY OF MAPLE RIDGE 

BYLAW NO. 7142-2015 

A Bylaw to amend Map "A" forming part 

 of Zoning Bylaw No. 3510 - 1985 as amended 

___________________________________________________________ 

WHEREAS, it is deemed expedient to amend Maple Ridge Zoning Bylaw No. 3510 - 

1985 as amended; 

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

1. This Bylaw may be cited as "Maple Ridge Zone Amending Bylaw No. 7142-2015."

2. That parcel or tract of land and premises known and described as:

Lot 8 Section 27 Township 12 Plan New Westminster District Plan 2622 

and outlined in heavy black line on Map No. 1637 a copy of which is attached hereto 

and forms part of this Bylaw, is hereby rezoned to RS-1b (One Family Urban (Medium 

Density) Residential). 

3. Maple Ridge Zoning Bylaw No. 3510 - 1985 as amended and Map "A" attached

thereto are hereby amended accordingly.

READ a first time the          day of , 20  

READ a second time the day of , 20  

PUBLIC HEARING held the        day of , 20  

READ a third time the    day of , 20  

ADOPTED,   the          day of         , 20  

_____________________________ ____________________________ 

PRESIDING MEMBER CORPORATE OFFICER

APPENDIX B
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           City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE:  April 20, 2015 

and Members of Council  FILE NO: 2014-013-RZ 

FROM: Chief Administrative Officer MEETING:  C of W 

SUBJECT: Addendum to First Reading 

23895 124 Avenue 

12507, 12469, 12555, and 12599 240 Street 

EXECUTIVE SUMMARY: 

This application was considered by Council on September 30, 2014 for first reading and was 

deferred with the following resolution: 

That staff be directed to undertake “Alternative 2: Short Term Deferral: Density Bonus Framework 

Using Densities Similar to the RS-1C Zone” outlined in the staff report dated September 15, 2014 

titled “First Reading, 23895 124 Avenue and 12507, 12469, 12555 and 12599 240 Street”. 

The applicant submitted a revised submission on December 22, 2014. The revision does not align 

with the above noted Council direction, stating densities no greater than the RS-1C (One Family 

Urban (Low Density) Residential) zone should be explored.  The densities proposed in this revision 

exceed the levels Council indicated as supportable in the resolution above. A summary of the 

revision is outlined in this report for Council to provide further direction on how to proceed. 

RECOMMENDATION: 

1) That the “Addendum to First Reading” report dated April 20, 2015 be received as information.

DISCUSSION: 

a) Background Context:

A report recommending denial of first reading was presented to the former Council on September 

15, 2014.  The report identified that the single storey housing form could be wheelchair accessible, 

which would contribute to the diversity of the Maple Ridge housing stock, and align with the goals of 

the Housing Action Plan; however, the report outlined the following OCP policies that the proposal 

was not in compliance with: 

 Policy 3-14, which does not permit urban densities in the Estate Suburban Residential

designation;

 Policy 2-6, which stipulates the circumstances of when an Urban Area Boundary

adjustement can be considered;

 Policy 3-22, which does not allow non-contiguous expansion of the Urban Area Boundary;

 Policy 3-24, which allocates Thornhill as an Urban Reserve for future urban growth.

1103
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The development proposal is not in compliance with the OCP, and would require an amendment to 

designate the subject properties Urban Residential and Conservation, as well as include the subject 

properties within the Urban Area Boundary.  The September 15, 2014 staff report is attached (see 

Appendix B).  The subject application was deferred on September 30, 2014 with the following 

resolution:  

That staff be directed to undertake “Alternative 2: Short Term Deferral: Density Bonus Framework 

Using Densities Similar to the RS-1C Zone” outlined in the staff report dated September 15, 2014 

titled “First Reading, 23895 124 Avenue and 12507, 12469, 12555 and 12599 240 Street”. 

Due to the complex nature of this application, from the perspectives of policy and hydrogeological 

considerations; at the September 30, 2014 Council meeting, Council requested additional 

information and changes to be reflected in the first reading report as follows:   

1. Reduced density;

2. Clarification on  the number of units that will be affordable, rental or special needs;

3. Clarification on the tools for securing the affordable, rental or special needs housing in

perpetuity;

4. Minutes from a neighbourhood Development Information Meeting to be hosted by the

applicant;

5. Clarification on floodplain and fill considerations;

6. Information on 240 Street improvements and internal road standards;

7. Confirmation on target market for residents and if age restrictions will apply;

8. Additional information on the modular home supplier and specific details on the appearance

on the units;

9. Information on transit;

10. Review of the development application by a transportation planning consultant hired by the

applicant; and

11. A staff report addressing the impact of the subject project on other land designated Estate

Suburban Residential in the City.

Following deferral of the application, staff met with the applicant and developer on October 7, 2014 

to discuss Council’s direction. 

b) Revised Information:

The applicant has submitted an alternative development plan, and has provided information 

regarding floodplain mitigation construction measures and amenity contributions.  The number of 

proposed lots is 129 intensive lots and two large single family lots for a total of 131 lots, which is 35 

less lots than the original proposal.  Due to filling and floodplain construction requirements, the 

proposed homes are now designed to be two storeys.   The lot dimensions have been reduced from 
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the original proposal of 9 metres by 26 metres (234 m2 /2519 ft2), down to a mix of 7.3 metres x 

18.2 metres (133 m2/1430 ft2) and 7.9 metres x 21.3 metres (168 m2/1811 ft2).  Table 1 below 

compares the original submission to the revised option. 

 

The level of density proposed in the revision remains at an urban level.  Although the properties are 

outside of the Urban Area Boundary, the lot sizes proposed are smaller than the most intensive 

single family residential zone supported within Urban Area Boundary.  As outlined in the original staff 

report, the lot yield under RS-1c (One Family Urban (Low Density) Residential) zone densities is 

approximately 48 lots.  Therefore, the revision down to 131 lots, respectively, is still more than twice 

the suggested density increase that Council had previously indicated they were willing to explore 

further.  The proposed dwellings are still modular in nature.  Table 1 compares the development 

potential under the current land use designation with both the original and revised development 

proposals. 

 

 

Table 1: Development Plan Comparison 

 
 Current OCP designation Original Proposal Revised Proposal  
Number of parent 

parcels 
5 properties 5 properties 5 properties 

Total Parent parcel size 13.8 ha 13.8 ha 13.8 ha 
Number of proposed lots Approximately 10 166 131 
Lot Dimensions 10 lots @ 36 m x 60 m 166 lots @ 9 m X 26 m 41 lots  @7.3 m x 18.2 m 

88 lots  @7.9 m x 21.3 m 

2 suburban sized lots  
Lot Area 4000 sq. m 234 sq. m 41 lots @ 133 sq. m 

88 lots @ 168 sq. m 

2 lots @ 2.7 – 3.2 acres 
Zone equivalent RS-2 Larger than R-3 Smaller than R-3 
Number  of storeys Up to 2.5 1 2 

Density Bonus Not applicable No information $5,000/lot = $645,000 
Floodplain Would need to be 

addressed 

No information Information provided 

 

 

Amenity Framework Proposal 

 

The former Council expressed a desire for the applicant to provide an amenity framework for the 

development proposal that would both justify the significant increase in density beyond the OCP land 

use designation and demonstrate the community benefit over the life time of the project.  In 

response, the applicant proposes to provide an amenity contribution of $5,000.00 per lot.  At this 

point in time, no discussion of how this contribution would be allocated has taken place. Other 

amenity contributions that the applicant has put forward include: 

 

 adaptable housing 

 

 aging in place 

 

 senior empty nester 

 

 affordable housing 



- 4 - 

 unique housing type and form

 contribution to public art

 community van

The applicant has explained that the adaptable housing and aging in place aspects of the 

development that will be achieved using  the Saferhomes Standards developed by the Saferhomes 

Standards Society, a non-profit, public interest organization, whose mandate is  to encourage a safer 

home environment and a better standard of living for all people through its certified building 

standards. These standards include wider doorways and hallways, lower light switches and higher 

electrical plug-ins, and stairway and closet design to support future installation of an elevator or 

stairway lift. 

The applicant has indicated that the lots will be market housing, and the developer will price the 

units for the affordable seniors market or those downsizing from their existing larger single family 

homes. Additionally, the applicant describes the smaller housing size and detached form geared 

towards seniors as a unique housing type that is currently not found in Maple Ridge. The floorspace 

for the units will range from 67 m2 (725 ft2) for one bedroom, to 143m2 (1,541 ft2) for a two 

bedroom unit.  It is noted that no mechanisms are proposed by the applicant to ensure housing 

affordability.  The sales price will be driven by market demand and similar pricing in the area.  

Floodplain Information 

The resubmission information indicates that 57,445 cubic metres of fill will need to be brought onto 

the development site to raise the elevation of the building area approximately 3 metres for flood 

protection purposes.  Based on a standard truckload of 7 cubic metres, the required amount of fill is 

equal to 8,206 truck loads, and this number of loads would increase based on a 6 cubic metre truck 

load calculation.  Flood protection construction consideration will not allow the applicant to proceed 

with a one storey modular home product, as the inhabitable portions of the home must be raised to 

a higher elevation.  This design requirement undermines the intent of the original proposal to provide 

accessible housing, as stairs would be needed. 

c) Alternatives:

This addendum report is provided to Council for information purposes, to present the changes that 

the applicant has made to the proposal. Council has the option to consider the deferred motion from 

September 30, 2014, as follows:  

That first reading for properties located at 23895 124 Avenue; 12507, 12469, 12555, and 12599 

240 Street be denied. 

Alternatively, Council may choose to direct staff to bring forward a zone amending bylaw for first 

reading, or defer a decision pending further information.   
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CONCLUSION: 

A revised design submission was provided by the applicant on December 22, 2014, showing an 

option for altering the original development application.  The option proposes fewer lots, however the 

lots are now smaller than the R-3 (Residential District) zone, which is the smallest single family zone 

available within the Urban Area Boundary.  The revision is not reflective of RS-1c (One Family Urban 

(Low Density) Residential) zone densities, which were the highest density the former Council 

indicated as supportable in the deferral resolution dated September 30, 2014.  This report is 

provided for information purposes and to update Council on what has occurred with the application 

since the item was deferred. 

“Original signed by Diana Hall” 

_______________________________________________ 

Prepared by: Diana Hall 

Planner II, MA, MCIP, RPP 

“Original signed by Christine Carter” 

_______________________________________________ 

Approved by: Christine Carter, M.PL, MCIP, RPP 

Director of Planning 

“Original signed by David Pollock”                         for 

_______________________________________________ 

Approved by: Frank Quinn, MBA, P. Eng 

GM: Public Works & Development Services 

“Original signed by Jim Rule” 

_______________________________________________ 

Concurrence: J. L. (Jim) Rule 

Chief Administrative Officer 

The following appendices are attached hereto: 

Appendix A – Subject Map 

Appendix B – First Reading Report dated September 15, 2014 

Appendix C – Revised Site Plan 
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 City of Maple Ridge 

TO: His Worship Mayor Ernie Daykin 

and Members of Council  

FROM: Chief Administrative Officer 

MEETING DATE:  September 15 2014

FILE NO:    2014-013-RZ 

MEETING:     C of W 

SUBJECT: First Reading 

23895 124 Avenue 

12507, 12469, 12555, and 12599 240 Street 

EXECUTIVE SUMMARY: 

An application has been received to rezone the subject properties from RS-3 (One Family Rural 

Residential) to allow for a 166 unit strata development consisting of modular homes.  The proposed 

plot size averages 237 m2  (2500 ft 2) per lot.  The subject properties are designated Estate 

Suburban Residential, and are located outside of the District’s Urban Area Boundary, but are within 

the Region’s Urban Containment Boundary and the Fraser Sewerage Area.  The prescribed zones in 

this designation are RS-2 (One Family Suburban Residential) and RG-2 (Suburban Residential 

Strata), as outlined in Appendix C of the Official Community Plan (OCP).  The housing form associated 

with this designation is low density single detached or strata housing units with minimum lot areas of 

0.4 ha (1 acre), and an average density of 2.5 units per net hectare.  

The housing form proposed by this application is modular single storey detached residential units 

that could be wheelchair accessible.  This application would contribute to the diversity of Maple 

Ridge housing stock and therefore the housing form it proposes is supportable.  However, this 

application proposes residential densities that are not appropriate outside of the Urban Area 

Boundary.  The application as proposed is for 166 units with a density in the range  of 41.5 units per 

net hectare, which is similar to the R3 small lot densities found in the Albion growth area (i.e. Country 

Lane). The subject site is outside of the Urban Area Boundary, and is considered unavailable for 

urban development.  On this basis it is recommended that this application be denied.   

This report will review this application in light of previous Council decisions about extending the 

Urban Area Boundary, and the 2004 Council decision to reaffirm Thornhill for future urban 

development as part of the review of the OCP.  A number of alternatives are outlined for Council 

consideration including developing the subject properties in compliance with the OCP at densities of 

2.5 units per net hectare, or working with staff to increase the density at a level not exceeding 12 

units per net hectare based on a density bonus framework to accomplish a range of housing tenure 

diversity, affordability, and special needs housing.  A third alternative is to direct staff to undertake a 

policy review of the Estate Suburban Residential land use designation, with a comprehensive 

servicing capacity and traffic assessment in relation to growth management and the OCP policy 

framework.  It should be noted that this third option is likely not achievable until 2016. 

APPENDIX B
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RECOMMENDATIONS: 

That first reading for properties located at 23895 124 Avenue;  12507, 12469, 12555, and 12599 

240 Street be denied. 

DISCUSSION: 

a) Background Context:

Applicant: Bissky Architecture and Urban Design Inc. 

Owners: Jacqueline Vanier 

Daniel and Christine Olson 

Karen Campbell 

0790573 BC Ltd. 

Legal Descriptions: Lot: 2, Section: 21, Township: 12, Plan: NWP3017 

Lot: 2, Section: 21, Township: 12, Plan: NWP10558 

Lot: 3, Section: 21, Township: 12, Plan: NWP10558 

Lot: A, Section: 21, Township: 12, Plan: NWP9912 

Lot: A, Section: 21, Township: 12, Plan: NWP9912 

OCP: 

Existing: Estate Suburban Residential 

Proposed: Urban Residential, Conservation 

Zoning: 

Existing: RS-3 (One Family Rural Residential) 

Proposed: Yet to be determined 

Surrounding Uses: 

North: Use: Single Family Residential 

Zone: RS-3 (One Family Rural Residential) 

Designation: Estate Suburban Residential 

South: Use: Single Family Residential 

Zone: RS-3 (One Family Rural Residential) 

Designation: Agricultural and Estate Suburban Residential 

East: Use: Single Family Residential 

Zone: RS-3 (One Family Rural Residential) 

Designation: Estate Suburban Residential 

West: Use: Single Family Residential 

Zone: RS-3 (One Family Rural Residential) 

Designation: Agricultural and Suburban Residential 

Existing Use of Property: Single Family Residential (Rural) 

Proposed Use of Property: Single Family Residential (Intensive Urban Strata) 
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Site Area: 13.8 ha (34 acres) 

Access:  240 Street (both south and north, via Fern Crescent), 239 

Street 

Servicing requirement: Urban Standard  

b) Site Characteristics:

The five subject properties are located to the south of the Silver Valley Horse Hamlet in the vicinity of 

240th Street and 124th Avenue.  The South Alouette River bisects two of the five properties, with the 

majority of the lands located south of the river.  Portions of the properties are located above an 

aquifer and are also located in the localized floodplain of the South Alouette River.  A number of 

watercourses are located on or adjacent to the subject properties in addition to the South Alouette 

River including two branches of Latimer Creek, Latimer Channel and two indefinite watercourses.  

Four of the five subject properties are currently accessed via 240 Street, constructed to a gravel 

road standard on the south side of the river.  The fifth property is currently accessed via 124th  

Avenue. 

c) Project Description:

The development proposal is for a total of five properties totalling  approximately 13.8 ha (34 acres) 

of land  in the northwest corner of 124th  Avenue and 240th Street.  The applicant proposes to rezone 

the subject properties to enable a strata development of 166 residential strata lots approximately 

237 m2  (2500 ft 2) in size, each of which would contain a modular rancher home that is constructed 

elsewhere and placed on the property.  Based on preliminary discussions with the applicant, the 

modular home product is proposed to resemble a regular single storey home, the only differentiation 

being the methods and location of construction.   

The development spans a significant distance, and proposes three main accesses.  One access is 

from 240 Street on the south side of the South Alouette River, and a second access is from 239 

Street.  These two entrances will service the 134 lots proposed on the south side of the river.  The 

third access is located on the existing unopened 240 Street road allowance located on the north 

side of the river via Fern Crescent.  This entrance will provide access to 32 lots proposed on the 

north side of the river.  Other elements of the proposal include park dedication for conservation 

purposes of Latimer Creek, Latimer Channel, and South Alouette River; a nature interpretive centre, 

as well as several parking and common areas. 

d) Planning Analysis:

Official Community Plan: 

The development site is currently designated Estate Suburban Residential.  For the proposed 

development to proceed, an OCP amendment would be required to amend the Urban Area Boundary 

in order to re-designate the site to Urban Residential to allow the density as proposed by the 

applicant.  Portions of the site will also need to be designated Conservation.   Multiple sections of the 

Official Community Plan have relevance to this application.  They are as follows: 

 Chapter 3, Neighbourhoods and Housing, which discusses compatible development,

expansion into the Urban Reserve, and density bonusing for specific housing options;

 Chapter 5, Natural Features, which discusses floodplain development;

 Chapter 6, Employment, which discusses development adjacent to agricultural land;
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 Chapter 8, Development Permit Area Guidelines, which creates special requirements for

certain forms of development and for the protection of natural features and ecologically

significant land; and

 Appendix C, which aligns specific zones with land use designations.

Land Use Designation and Neighbourhood Context: 

The development site is currently designated Estate Suburban Residential.  Section 3.13 of the 

Official Community Plan states the following regarding the Estate Suburban Residential land use 

designation: 

The Estate Suburban Residential designation permits single detached or duplex housing in 

areas outside the Urban Area Boundary.  

The zones prescribed by this designation are RS-2 (One Family Suburban Residential) and RG-2 

(Suburban Residential Strata).  The permitted densities average 0.4 hectares (1 acre) per dwelling 

unit.  The Estate Suburban Residential designation indicates that the subject properties are outside 

of the District’s Urban Area Boundary, but could be serviced with sanitary sewer without requiring 

approval from the Greater Vancouver Sewerage and Drainage District as they are within the Fraser 

Sewer Area.   

Aspects of this proposal are supportable as it would meet a specific housing need.  However, the 

proposed 166 units would amount to over 40 units per net hectare, which represents a significant 

increase in density.   

The supportable density land use designation of the Estate Suburban Residential is 2.5 units per net 

hectare, or 0.4 hectare (1 acre) lots, which would amount to a total of 10 units on the subject site.  

The following OCP policy guides development in the Estate Suburban Residential land use 

designation: 

Policy 3-14 Urban level residential densities will not be supported in areas designated Estate 

Suburban Residential. 

Density Bonusing: 

The Official Community Plan contains provisions that could be used to support an increased number 

of units than that prescribed by the zone and land use designation.  Through these provisions, an 

applicant would receive greater development potential (generally more residential units) in exchange 

for providing a specific community benefit.  These benefits could include: 

1. Ecological, which could pertain to the protection of features such as significant stands of

trees or parkland above what would normally be required

2. Affordable, rental, and special needs housing provisions contained within the development

proposal.

3. Community Amenity, which would allow a financial contribution for a specific community

amenity.  Currently, this provision is only allowed in the Albion area.

A density bonus approach for tree protection purposes is currently under consideration by Council for 

another application within this neighbourhood, at 23627 and 23598 Dogwood Avenue (2014-054-

RZ).  The proposed densities of this nearby application are equivalent to the RS1-c Zone, or 1200 m2 

(13,000 ft2) lots.   
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The potential of this application to meet specific housing needs could be considered in a density 

bonus formula. Policy 3 - 30 of the Official Community Plan would support such an initiative, as 

follows: 

Maple Ridge will consider density bonus as a means of encouraging the provision of 

affordable, rental and special needs housing, and amenities. 

It is noted that the applicant has emphasized that this higher density housing form would be an 

accessible and affordable form of home ownership.  The estimated market value per unit would be 

under $300,000.00 and these units have potential to be wheelchair accessible1. 

This consideration would require further investigation and a commitment to specific measures such 

as: accessible units, rental secured in perpetuity through a Section 905 Housing Agreement; and/or 

non market houing units; and one level rancher styled units.  All these suggestions are supported 

through current OCP policies and are reaffirmed in the draft Housing Action Plan.   

If a density bonus was applied to this proposal that was consistent with the Dogwood Avenue 

application, with similar densities, the total number of units would be approximately 48 over this 4 

hectare development site.   Further discussion about density bonusing is included further in this 

report.  

Based on the land use context of the Horse Hamlet, Official Community Plan policies do not support 

the development of lands north of the Alouette River as part of this development proposal.  The 

portions of the subject properties on the north side of the river are geographically separated from the 

land on the south side of the river, and are best considered in relationship to the large RS-3 (One 

Family Rural Residential) lots already established along the south side of Fern Crescent.  In 

consideration of this context, the development of this area should remain in accordance with the 

Estate Suburban Residential  land use designation.  It should also be noted that the dedication of 

this area could be used as a density bonus provision that would allow for increased density in the 

larger developable southern portion of the site.   

This application proposes urban levels of density, with a proposed lot size of 237 m2, in an area of 

Maple Ridge that has not been designated for urban development, and whose neighbourhood 

context is a mix of large lot suburban and agricultural parcels.  Properties along 239 Street and in 

the Academy Park neighbourhood have been developed in accordance with the Estate Suburban 

Residential designation, characterized by 0.4 hectare (1 acre) lots and high improvement values, 

indicating that these adjacent properties are not likely for infill and re-development in the 

foreseeable future.  As development of these lands has occurred in accordance with the stated 

direction of the community, subsequent developments should be sensitive to this context  

Additionally, large agricultural lots are located south and west of the subject properties; and an 

established neighbourhood with a variety of historic lot size is located north of the development site 

adjacent to the Silver Valley Horse Hamlet. 

This development cannot proceed as proposed without an OCP amendment to re-designate the 

subject properties to Urban Residential and Conservation, as well as include it within the District’s 

Urban Area Boundary.   As the development proposal cannot be supported based on Policies 3-2 and 

3-14, the Planning Department does not support an Official Community Plan amendment to include 

the subject properties within the District’s Urban Area Boundary, or to amend the land use 

designation to Urban Residential. 

1
 It should be noted at this time that the proposed development and its affordability are entirely market driven. 
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Urban Area Boundary Adjustment 

There are several key OCP policies that do not align with expanding the Urban Area Boundary to 

include the subject properties and develop them to an urban density as proposed by the applicant.  

These policies are outlined and discussed below, and in subsequent sections of this report. 

Policy 3 - 22 Maple Ridge will avoid non-contiguous expansion of the Urban Area Boundary. 

The subject properties are bounded by Agricultural and Estate Suburban Residential designated 

land.  Expansion of the Urban Area Boundary to include these properties is therefore not 

supportable.  Additionally: 

Policy 2 - 6 Maple Ridge supports and maintains the Urban Area Boundary recognizing the role that 

it has on limiting urban expansion, preserving community character, reducing land 

speculation within the Agricultural Land Reserve and protecting the agricultural land 

base, and in providing for the efficient delivery of services. Adjustments to the Urban 

Area Boundary:  

a) will only be supported if the District has an adopted Agricultural Plan;

b) will be considered in cooperation with the Agricultural Land Commission and

Metro Vancouver; and

c) will only be conducted during a Comprehensive Official Community Plan review,

or Council directed Comprehensive Urban Area Boundary review, and

applications considered outside of either review are considered premature.

Policy 2-6 outlines the importance of maintaining the Urban Area Boundary as a way to preserve 

community character and protect agricultural lands.  The policy also outlines the circumstances 

required in considering an adjustment to the Urban Area Boundary.  The Urban Area Boundary was 

considered by Council in 2009-2011 as a component of the Regional Growth Strategy review, and no 

changes were directed at that time. 

Thornhill  Urban Reserve: 

In addition to the above noted Urban Area Boundary policies of the OCP, an Urban Area Boundary 

adjustment and OCP amendment to Urban Residential is also not supportable due to the decision to 

allocate the Thornhill area as a future Urban Reserve growth area.  Prior to the adoption of the 

Official Community Plan in 2006, there was significant dialogue about retaining the Thornhill area as 

an Urban Reserve.  In 2004, consultant services were retained to evaluate where to accommodate 

population growth in the community.  Growth options included expanding northward (on lands that 

included the subject properties) or retaining Thornhill for future growth.  After consideration of the 

consultant’s report and public input, Council directed that Thornhill be retained for future growth in 

the Official Community Plan.   

On December 13, 2004, Council passed the following resolution: 

That Option 2 (Status Quo – Thornhill) be indicated as Council’s preferred option during the 

public consultation phase of the review of the Official Community Plan. 



- 7 - 

The 2006 Official Community Plan was adopted with the retention of Thornhill as the Urban Reserve, 

defined as a land use designation which identifies lands identified by the District for long term future 

urban level services and housing, subject to compliance with Section 1.3.5 of the OCP.  In addition, 

specific triggers were established indicating when development could proceed.   Policy 3-24 states 

the following: 

Policy 3 - 24 Maple Ridge will retain the Thornhill area as a long term Urban Reserve area. Urban 

development will not be supported in the Thornhill Urban Reserve Area until the 

population threshold exceeds 100,000 people for the District and the residential 

capacity within the existing urban area is approaching build-out. 

As there are significant implications for future growth patterns in Thornhill, the urban density 

proposed for the subject properties is not supportable. 

Agricultural Interface: 

The subject properties are adjacent to land located in the Agricultural Land Reserve to the west and 

south of the site.  The following OCP policies apply to development adjacent to agricultural land: 

Policy 6 - 12 Maple Ridge will protect the productivity of its agricultural land by: 

… 

b) requiring agricultural impact assessments (AIAs) and Groundwater Impact

Assessment of non-farm development and infrastructure projects and identifying 

measures to off-set impacts on agricultural capability;  

c) preserving larger farm units and areas by using appropriate buffers such as

roads, topographic features, watercourses, ditching, fencing, or gradually reduced 

residential densities on properties adjacent to agricultural land; 

… 

As a requirement of development on the subject properties, an Agricultural Impact Assessment as 

outlined in item b) above would be required.  An agricultural buffer would also be used to reduce the 

impact on the existing agricultural properties. 

Zoning Bylaw: 

The current application proposes to rezone the subject properties located at 23895 124 Avenue, 

12507, 12469, 12555 and 12599 240 Street from RS-3 (One Family Rural Residential) to enable a 

strata development of 166 lots, each of which would contain a modular single storey home that is 

constructed elsewhere and placed on the property. Appropriate Zoning Bylaw amendments will need 

to be created, and are dependent upon direction by Council. 

Development Permit: 

The proposed development would be situated on portions of the site that are entirely within the 

floodplain of the south Alouette River. A Natural Features Development Permit would be required, 

and the services of a qualified professional would be required to determine site specific flood 

construction levels.  Bringing in sufficient fill to raise this high density development sufficiently could 

have potential impacts on adjacent environmentally sensitive lands and could alter river flows on 

high flow periods.  On this basis, it should be noted that the proposed single storey accessible 

housing form could prove challenging at this location.   
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e) Intergovernmental Implications:

The subject properties are designated General Urban in the Regional Growth Strategy and are 

located within the Urban Containment Boundary.  The General Urban designation indicates that the 

subject properties can be serviced with sanitary sewer without requiring approval from the Greater 

Vancouver Sewerage and Drainage District, as they are within the Fraser Sewer Area. 

Consequently, this regional designation gives Council some flexibility to direct land uses on Estate 

Suburban Residential designated lands, as no regional approvals are required in order for this 

application to proceed as proposed.  Although the subject properties are not considered available for 

urban levels of development under OCP policies, Council may consider using density bonusing to 

achieve specific housing benefits as outlined in Policy 3-30. 

f) Interdepartmental Comments:

Engineering Department: 

To service the proposed development the level of engineering services currently provided will require 

upgrading including significant transportation, water, sanitary and drainage work. To address the 

increased demand placed upon the municipal systems the developer would initially be required to 

evaluate the water network and downstream sanitary sewer for any capacity upgrades. In addition 

the property is serviced by a “deadend” watermain and a secondary water connection (looped 

system) will need to be provided, this may require directional drilling under the Alouette River and a 

pressure reducing station. The sanitary system would also need to be extended from Abernethy Way 

including the construction of a pump station and a 750m forcemain. Access is currently provided by 

a gravel road and would require upgrading to a rural standard from the intersection of 141 Ave. The 

upgrades identified form a preliminary review of the development, additional unknown factors may 

be identified when the engineering referral is circulated.  Consideration to a future 240 Street bridge 

crossing and associated fill and/or structural footprint may need to be assessed with this 

application. 

Further Engineering review would be required upon receipt of Council direction as it relates to the 

potential development of this site and lands in this vicinity. 

g) Alternatives:

The development concept is supportable in its form and character, and because it provides for an 

alternative housing form, a range of unit sizes, and responds to a known community need.  However, 

the proposal cannot be supported under the Official Community Plan based on the urban level 

density being proposed.  Three alternatives to the recommendation are outlined below for Council’s 

consideration. 

Alternative 1: Support Application as Proposed 

The first alternative is to support the application as proposed for 166 units.  If Alternative 1 is 

preferred, Council will need to direct staff 

 to bring forward a zone amending bylaw for first reading, and to identify the additional information 

the applicant is required to provide in accordance with Development Procedures Bylaw No. 5879-

1999.  It is important to recognize that there significant implications to this approach, which is not 

recommended. 
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Alternative 2:  Short Term Deferral: Density Bonus Framework Using Densities Similar to RS-1c Zone 

The second alternative is to develop the subject properties to a higher density than currently 

supported in the OCP using a density bonus framework for affordable, rental, or special needs 

housing, and /or for ecological diversity and the retention of forested lands. This approach is similar 

to the nearby Dogwood Avenue application that proposes increased residential densities in exchange 

for tree protection.  Resulting densities would be consistent with the RS-1c Zone. 

If this alternative is preferred, Council will need to direct staff to work with the applicant to bring 

forward a zone amending bylaw for first reading, and to identify the additional information the 

applicant is required to provide in accordance with Development Procedures Bylaw No. 5879-1999.   

Alternative 3: Long Term Deferral: Estate Suburban Residential Designation Review 

Should Council wish to explore supporting urban densities above the RS-1c Zone, or other potential 

alternatives for developing the subject properties not outlined in this report, a third alternative is to 

conduct a policy review of the Estate Suburban Residential designation.  This alternative would 

involve Council directing staff to prepare a policy review of the entire Estate Suburban Residential 

land use designation, affecting approximately 207 hectares (512 acres) of Estate Suburban 

Residential designated land.  A similar review was recently completed for the Albion Area Plan.   It is 

noted at this time that the Planning Department does not have the capacity to undertake this review 

until the Albion Flats and Hammond Area Plans are completed. 

If this alternative is preferred, Council will need to direct staff to conduct this study, noting the 

subject application will be deferred until the policy review is completed. 

CONCLUSION: 

The housing form proposed by this application is single storey ground oriented detached residential 

units that could be wheelchair accessible, which would contribute to the diversity of Maple Ridge 

housing stock.  The housing form it proposes is supportable and aligns with the goals of the Housing 

Action Plan.  However, this application proposes urban densities, with 166 units and an average 

density of 41.5 units per net hectare, compared to the 10 units currently permitted under the Estate 

Suburban designation.  

This report has reviewed the subject application in light of applicable OCP policies that speak to 

Urban Area Boundary adjustments, neighbourhood compatibility, and the Estate Suburban 

Residential land use designation. Previous Council decisions about extending the Urban Area 

Boundary, and the 2004 Council decision to reaffirm Thornhill for future urban development as part 

of the review of the OCP have also been summarized. In summary, it is recommended that the 

rezoning application as proposed by the applicant be denied, as the proposal does not comply with 

the following OCP Policies: 

 Policy 3-14, which does not permit urban densities in the Estate Suburban Residential

designation;

 Policy 2-6, which stipulates the circumstances of when an Urban Area Boundary can be

considered;

 Policy 3-22, which does not allow non-contiguous expansion of the Urban Area Boundary;

 Policy 3-24, which allocates Thornhill as an Urban Reserve for future urban growth.
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The development proposal is not in compliance with the OCP, and would require an amendment to 

designate the subject properties Urban Residential and Conservation, as well as include the subject 

properties within the Urban Area Boundary.  As outlined in this report, these required amendments 

do not align with the OCP, and, therefore, it is recommended that this application be denied.   

“Original signed by Diana Hall”______________________ 

Prepared by:   Diana Hall, MA, MCIP 

Planner 

“Original signed by Christine Carter”___________________ 

Approved by:  Christine Carter, M.PL, MCIP, RPP 

Director of Planning 

“Original signed by Frank Quinn”______________________ 

Approved by:  Frank Quinn, MBA, P. Eng 

GM: Public Works & Development Services 

“Original signed by J.L. (Jim) Rule”_____________________ 

Concurrence:  J. L. (Jim) Rule 

Chief Administrative Officer 

The following appendices are attached hereto: 

Appendix A – Subject Map 

Appendix B – Proposed Site Plan 
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   City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 

and Members of Council  FILE NO: 2011-081-RZ 

FROM: Chief Administrative Officer MEETING: C of W  

SUBJECT: First and Second Reading 

Official Community Plan Amending Bylaw No. 7120-2014 and 

Second Reading 

Zone Amending Bylaw No. 6906-2012 

23940 104 Avenue 

EXECUTIVE SUMMARY: 

An application has been received to rezone the subject property, located at 23940 104 Avenue, from 

RS-3 (One Family Rural Residential) to R-1 (Residential District) and R-2 (Urban Residential District), 

to permit a future subdivision of approximately 68 lots. 

The subject property was excluded from the Agricultural Land Reserve (ALR) in 1998 by Resolution 

#454/98, as the agricultural future of the site was limited due to the conflicts associated with 

adjacent non-farm land uses.  The property is further limited due to the presence of Spencer Creek 

and its associate stream channels which separates the parcel into three small blocks. 

Council granted first reading to Zone Amending Bylaw No. 6906-2012 and considered the early 

consultation requirements for the Official Community Plan (OCP) amendment on August 28, 2012. 

The subject property is designated as General Urban in the Metro Vancouver Regional Growth 

Strategy and is within the Fraser Sewer Area, so no Regional approvals are required.  However, an 

Official Community Plan (OCP) amendment is required to amend the Urban Area Boundary on Maple 

Ridge’s Generalised Future Land Use Map in the OCP and to re-designate the land from Agricultural 

to Urban Residential and to Conservation for the areas around the watercourse. 

RECOMMENDATIONS: 

1) That, in accordance with Section 879 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. 7120-2014 on the municipal website and requiring that the applicant host a Development

Information Meeting (DIM), and Council considers it unnecessary to provide any further

consultation opportunities, except by way of holding a Public Hearing on the bylaw;

2) That Official Community Plan Amending Bylaw No. 7120-2014 be considered in conjunction with

the Capital Expenditure Plan and Waste Management Plan;

3) That it be confirmed that Official Community Plan Amending Bylaw No. 7120-2014 is consistent

with the Capital Expenditure Plan and Waste Management Plan;

4) That Maple Ridge Official Community Plan Amending Bylaw No. 7120-2014 be given first and

second readings and be forwarded to Public Hearing;

1104
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5) That Maple Ridge Zone Amending Bylaw No. 6906-2012 be amended as identified in the staff

report dated April 20, 2015, be given second reading, and be forwarded to Public Hearing;

6) That the following terms and conditions be met prior to final reading:

i) Registration of a Rezoning Servicing Agreement as a Restrictive Covenant and receipt of

the deposit of a security, as outlined in the Agreement;

ii) Approval from the Ministry of Transportation and Infrastructure;

iii) Amendment to Official Community Plan Schedules "B" and “C”;

iv) Park dedication as required, including construction of walkways, multi-purpose trails; and

removal of all debris and garbage from park land;

v) Registration of a Restrictive Covenant and Access Easement for the offsite compensation

works around the watercourse north-east of the subject property;

vi) Registration of a Restrictive Covenant for the geotechnical and floodplain report, which

addresses the suitability of the subject property for the proposed development;

vii) Proof of submission for review or approval from the Ministry of Forests, Lands and Natural

Resource Operations for changes in and about a stream prior to beginning in-stream works;

viii) Proof of submission of notification to the Department of Fisheries and Oceans for the

relocation and enhancement of Spencer Creek and Mainstone Creek; and

ix) In addition to the Site Profile, a disclosure statement must be submitted by a Professional

Engineer advising whether there is any evidence of underground fuel storage tanks on the

subject property.  If so, a Stage 1 Site Investigation Report is required to ensure that the

subject property is not a contaminated site.

DISCUSSION: 

1) Background Context:

Applicant: Don Bowins 

Owners: John and Steve Wynnyk 

Legal Description: Lot 6, District Lot 405, Group 1, New Westminster District Plan 60014 

OCP: 

Existing: Agricultural 

 Proposed: Urban Residential and Conservation 

Zoning: 

Existing: RS-3 (One Family Rural Residential) 

Proposed: R-1 (Residential District) and R-2 (Urban Residential District) 
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Surrounding Uses: 

 

North: Use: Park and Single Family Residential 

 Zone: RS-3 (One Family Rural Residential) and RS-1b (One Family 

Urban (Medium Density) Residential) 

 Designation: Urban Residential and Parks within the ALR 

South: Use: Agricultural (Horse Training Facility) 

 Zone: RS-2 (One Family Suburban Residential) and RS-3 (One 

Family Rural Residential) 

 Designation: Agricultural 

East: Use: Park and Single Family Residential 

 Zone: RS-1b (One Family Urban (Medium Density) Residential), RS-2 

(One Family Suburban Residential) and RS-3 (One Family 

Rural Residential) 

 Designation: Conservation and Urban Residential 

West: Use: Fairgrounds, Ice Rink and Sports Fields 

 Zone: CD-4-88 (Agricultural Events, Special Events, etc.) 

 Designation: Parks within the ALR 

 

Existing Use of Property: Vacant 

Proposed Use of Property: Single Family Residential 

Site Area: 5.3 ha (13 acres)  

Access: 104 Avenue and Slatford Place 

Servicing requirement: Full Urban 

 

 

2) Background:  

 

The subject property was excluded from the ALR in 1998 by Resolution #454/98, as the agricultural 

future of the site was limited due to the conflicts associated with adjacent non-farm land uses, and 

the property is further limited due to the presence of Spencer Creek and its associate stream 

channels which separates the parcel into three small blocks.  In 2008, the property was removed 

from the Green Zone in the Livable Region Strategic Plan, and in 2011 was re-designated General 

Urban in the Regional Growth Strategy. 

 

At the March 27, 2012 Council Meeting, Council defeated staff’s recommendation to defer first 

reading of Zone Amending Bylaw No. 6906-2012 pending adoption of an Albion Flats Concept Plan.  

The motion was amended that Zone Amending Bylaw No. 6906-2012 be deferred for a period of no 

longer than four months, at which time an updated recommendation from staff would be brought 

forward to Council.  At the August 28, 2012 Council Meeting, Council defeated staff’s 

recommendation to defer first reading of Zone Amending Bylaw No. 6906-2012 pending the 

outcome of the exclusion applications for properties to the north of 105 Avenue and the subsequent 

adoption of an Albion Flats Concept Plan.  First reading was granted on August 28, 2012, and the 

applicant was directed to provide further information as described on Schedules A, C, and G of the 

Development Procedures Bylaw No. 5879-1999, along with a Subdivision application (see Appendix 

A for previous Council reports and Council resolutions). 
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Timeline: 

Pursuant with the Council Resolution, a letter was sent on September 12, 2012 requesting the 

information required on Schedules A, C, and G and the Subdivision application.  The applicant 

worked on the subdivision layout and requested variances to the setback to the creeks.  In order to 

compensate for the reduced environmental setbacks, the applicant needed to provide a net benefit 

to the environment.  Offsite compensation works to the north-east of the site were incorporated into 

the development plan to accomplish this net benefit.  The applicant made their application for the 

Watercourse Development Permit application on July 11, 2014, the Subdivision application on 

September 25, 2014, and the Development Variance Permit application on February 16, 2015.  

Near the end of 2014, the application changed hands from Genstar to Morningstar Homes, resulting 

in further changes to the subdivision layout and proposed zoning.  An updated Environmental 

Assessment, Subdivision Plan, and Geotechnical Report were received in February 2015, and the 

Development Information Meeting was held on March 5, 2015.  Based on the review of the 

submitted information, the application is considered feasible and able to proceed for second reading 

and Public Hearing. 

3) Project Description:

The subject property is located on the southwest corner of 104 Avenue and Slatford Place and is 

approximately 5.3 ha (13 acres) in area (see Appendix B).  The subject property is bounded to the 

north by 104 Avenue and RS-1b (One Family Urban (Medium Density) Residential) zoned properties; 

to the east by Spencer Creek and Slatford Place and RS-1b (One Family Urban (Medium Density) 

Residential), RS-3 (One Family Rural Residential) and RS-2 (One Family Suburban Residential) zoned 

properties; to the south by an RS-3 (One Family Rural Residential) and RS-2 (One Family Suburban 

Residential) zoned agricultural property that is still within the ALR; and to the west by a city-owned 

Fairground and playing fields (CD-4-88 Comprehensive Development zone). 

The applicant is proposing to rezone the subject property from RS-3 (One Family Rural Residential) to 

10 R-1 (Residential District) zoned lots on the north of the property, and 58 R-2 (Urban Residential 

District) zoned lots on the interior of the property. 

4) Planning Analysis:

i) Official Community Plan:

The subject property is designated Agricultural, and is within the Albion Flats Area Plan 

boundaries (see Appendix C).  As this application is proceeding in advance of the Albion Flats 

Area Plan, an OCP amendment to re-designate the subject property from Agricultural to Urban 

Residential and Conservation is required.  The OCP Land Use Schedule will also need 

amending to include the subject property within the Urban Area Boundary (see Appendix D). 

The proposed OCP designation is Urban Residential – Major Corridor, as 104 Avenue is 

identified as a Major Corridor on Figure 4 of the OCP.  The Urban Residential – Major Corridor 

designation includes ground-oriented housing forms such as single-detached dwellings, garden 

suites, duplexes, triplexes, fourplexes, townhouses, apartments, or small lot intensive 

residential, subject to compliance with Major Corridor Residential infill policies.  The R-1 

(Residential District) and R-2 (Urban Residential District) zones are in compliance with the OCP 

designation. 
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ii) Albion Flats and the Agricultural Land Reserve:

As noted above, the subject property is designated Agricultural, and is within the Albion Flats 

Area Plan boundaries. 

The history of the Albion Flats Area Plan process was presented at the Council Workshop of 

March 16, 2015.  A report on the land use options and process is being prepared for Council 

discussion to be presented at an upcoming Council Workshop meeting.  The Area Plan will 

determine future land uses, including land uses to the south of the subject property, which 

have not yet been determined.  The proposed subdivision plan suggests future road 

connections that may or may not occur, depending upon the outcome of the area plan process. 

The subject property was excluded from the Agricultural Land Reserve (ALR) in 1998 by 

Resolution #454/98, as the agricultural future of the site was limited due to the conflicts 

associated with adjacent non-farm land uses.  The property is further limited due to the 

presence of Spencer Creek and its associate stream channels which separates the parcel into 

three small blocks. 

Additionally, in October 2011, the Agricultural Land Commission discussed the Albion Flats 

Concept Plan and provided the following decision related to this area of the plan (Appendix E): 

“…that while the Commission is prepared to cooperate towards future commercial or industrial 

development at Albion Flats, it will do so in conjunction with restoration of an agricultural 

future of that part of Albion Flats lying to the north of 105 Avenue; and that focusing on the 

area north of 105 Avenue, the Commission will expect the DMR to undertake a comprehensive 

review of drainage and stream flow condition in the Road Thirteen Dyking District with a view 

to resolving issues identified in the Golder Associates overview agricultural assessment and 

the HB Lanarc environmental baseline report, that review to include: 

 preliminary consultation with Fisheries and Oceans Canada,

 preparation of an agricultural remedial action plan...to address all relevant issues

including but not limited to drainage, long-term access, buffering or consolidation, and

 design to ensure that traffic patterns enable practical access ad use by farm vehicles;

AND THAT the Commission will expect DMR to submit an application under section 29 of the 

Agricultural Land Commission Act to exclude from the ALR the land lying south of 105 Avenue 

and west of 240 Street together with any remnant areas elsewhere in DMR identified by the 

Commission as being unsuitable for agriculture; Commission approval of such an application 

may be in part or in whole conditional on progress toward the foregoing action plan;” 

The above suggests that exclusion of the lands to the south 105 Avenue is dependent upon a 

remedial action plan for lands to the north of 105 Avenue.  One of the key issues will be 

funding the drainage improvement required for the area.  The land use options and process 

report currently being prepared will highlight this issue.  One option Council could consider is 

that a fee is charged to each property to contribute to the required drainage improvements.  As 

this application is being advanced ahead of the remedial action plan and Area Plan, any new 

lots created would be exempt from paying the drainage improvement fee, unless required as a 

condition of zoning approval. 
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iii) Metro Vancouver:

The subject property is designated General Urban in the Regional Growth Strategy and is within 

the Metro Urban Containment Boundary.  The subject property is also located within the Fraser 

Sewerage Area.  No regional approvals are required. 

iv) Zoning Bylaw:

As discussed above, the proposed OCP designation is Urban Residential – Major Corridor, as 

104 Avenue is identified as a Major Corridor on Figure 4 of the OCP.  Although the subject 

property is considered as a whole to be along a major corridor, Spencer Creek bisects the 

property in such a way that the properties fronting 104 Avenue should be considered Major 

Corridor, whereas the properties within the development site, which are accessed by Slatford 

Place, should be considered Neighbourhood Residential Infill.  It is also noted that these lands 

abut lands in the ALR and given that the Agricultural land use designation remains, lower 

density use remains the most appropriate. 

The proposed R-1 (Residential District) lots to the north are proposed to be wider than what is 

required under the zone (15.5m (51ft) proposed, versus 12m (39ft) required), in order to be 

consistent with the RS-1b (One Family Urban (Medium Density) Residential) zoned properties 

to north, across 104 Avenue, which have a minimum width requirement of 15m (49 ft).  The 

minimum lot area for R-1 (Residential District) zoned lots is 371m² (4,000ft²).  The R-1 

(Residential District) lots are proposed to be a minimum of 465m² (5,000ft²), up to 580m² 

(6,240ft²). 

The minimum lot area for R-2 (Urban Residential District) zoned lots is 315m² (3,390ft²).  The 

R-2 (Urban Residential District) lots are proposed to be a minimum of 315m² (3,390ft²) up to 

541m² (5,800ft²) (see Appendices F and G).  Note that Zone Amending Bylaw No. 6909-2012 

has been amended since it received first reading on August 28, 2012 to revise the RS-1B (One 

Family Urban (Medium Density) Residential) zone to the R-1 (Residential District) zone, and to 

revise the R-1 (Residential District) zone to the R-2 (Urban Residential District) zone. 

Both Urban Residential – Major Corridor and Neighbourhood Residential designations meet 

OCP Policy 3-21 for infill developments, as discussed above.  Park dedication is provided along 

Slatford Place which will act as a natural buffer between the proposed higher density 

subdivision, from the existing lots fronting Slatford Place.  In addition, the proposed 

development has paid particular attention to the following: 

 the ability of the existing infrastructure to support the new development, as the

development is within the Fraser Sewer Area and will meet the stormwater

management requirements for handling run-off onsite without impacting

neighbouring properties;

 the compatibility of the site design, setbacks, and lot configuration with the

existing pattern of development in the area, as the development consists of

single family lots, with wider lots fronting 104 Avenue to be consistent with the

existing lots fronting 104 Avenue;

 the compatibility between building massing and the type of dwelling units in the

proposed development and the surrounding residential properties, as the

development will consist of three-storey, single-family homes, which is slightly

taller than permitted within the surrounding area, but consistent with newer

developments;
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 the location, orientation, and visual impact of vehicle access/egress in relation 

to: 

i.  adjacent developments, as only one additional road access is provided off 

Slatford Place; and 

iii. the pedestrian environment, as walkway are provided to access the 

neighbouring park; 

 minimizing adverse parking and traffic impacts on the existing neighbourhood, as 

two off-street parking spaces are provided per lot, as well as additional on-street 

parking being provided; 

 a gradual transition of scale and density through the design of building mass and 

form, such as: 

ii.  location of lower density components towards the perimeters of a site, as 

provided along 104 Avenue; and 

iii.  concentration of density to the centre of a development or towards a non-

residential boundary, as provided for the proposed R-2 (Urban Residential 

District) zoned lots; 

 retention and preservation of significant trees, other natural vegetation, and 

environmental features, as Spencer and Mainstone Creek will be significantly 

enhanced and improved as a condition of the development of the subject 

property; and 

 maintaining adequate light, view and privacy for residents on adjacent properties 

or in adjacent neighbourhoods, through developing single family development, 

rather than multi-family development, as could otherwise be permitted under the 

Urban Residential – Major Corridor designation. 

 

v) Off-Street Parking and Loading Bylaw: 

 

The applicant will need to provide two parking spaces per dwelling unit, as per the Off-Street 

Parking and Loading Bylaw No. 4350-1990, and will need to comply with Section 403 (7) of 

the Zoning Bylaw No. 3510-1985, which states that there needs to be 7.5m (25ft) of visual 

clearance at an intersection with a street, preventing the construction of any fence, wall, or 

structure within that distance.  Section 401 (3) of the Zoning Bylaw also prohibits a driveway 

that is within 7.5m (25ft) of the point of intersection of an exterior side lot line with a front lot 

line or rear lot line. 

 

vi) Proposed Variances: 

 

A Development Variance Permit application has been received for this project and involves the 

following relaxations (see Appendix H): 

 To increase the maximum height of the R-1 (Residential District) zoned lots from 

9m (30ft) to 11m (36ft) 

 To increase the maximum height of the R-2 (Urban Residential District) zoned lots 

from 9.75m (32ft) nor 2 storeys to 11m (36ft) and 3 storeys 

 

The requested variances to increase the maximum allowable heights in the R-1 (Residential 

District) and R-2 (Urban Residential District) zones will be the subject of a future report to 

Council. 
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vii) Development Permits:

Pursuant to Section 8.9 of the OCP, a Watercourse Protection Development Permit application 

is required to ensure the preservation, protection, restoration and enhancement of 

watercourse and riparian areas.  

Pursuant to Section 8.10 of the OCP, a Natural Features Development Permit application is 

required for all development and subdivision activity or building permits for: 

 All areas designated Conservation on Schedule “B” or all areas within 50

metres of an area designated Conservation on Schedule “B”, or on Figures 2, 3

and 4 in the Silver Valley Area Plan;

 All lands with an average natural slope of greater than 15 percent;

 All floodplain areas and forest lands identified on Schedule “C”

to ensure the preservation, protection, restoration and enhancement of the natural 

environment and for development that is protected from hazardous conditions. 

viii) Advisory Design Panel:

A Form and Character Development Permit is not required and therefore this application does 

not need to be reviewed by the Advisory Design Panel. 

ix) Development Information Meeting:

A Development Information Meeting was held at Samuel Roberson Technical Secondary School 

on March 5, 2015.  Approximately four people attended the meeting.  A summary of the main 

comments and discussions with the attendees was provided by the applicant and include the 

following main points: 

a) A resident expressed concern over the watercourse area increasing the amount of

mosquitos in the area.

b) A resident expressed concern with the parking along 104 Avenue, especially when

there are events at the park.

c) Two residents expressed concern over the lot sizes fronting 104 Avenue.

The following are the applicant’s responses provided in response to the issues raised by the 

public: 

a) Long-Term Mosquito Management:

“The Wynnbrook development is not set up to have ponds within the subdivision.

The riparian areas of Spencer Creek and Mainstone Creek are all part of a flowing

watercourse system.  We don't anticipate any mosquito management issues once

the site is built out.”

Short-term issue during construction: 

“During soil deposition and construction, temporary ponds and linear ponds are 

actively used for treatment of suspended solids. When in use, stagnant conditions 

which would encourage mosquito development will not occur.  In fact, the 

amended ESC plan for the southern section has a treatment plant instead of a 

pond. 
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The northern portion of the property has a linear ditch system with stagnant 

conditions at this point in time.  This is because the site is dormant until spring.  

Once temperatures reach 10 to 12°C or more at night, mosquito larvae could 

populate the ponds and ditches.  It is not expected that this would occur prior to 

mid-April.  We will keep an eye on these ditches if the site is still dormant and 

report if mosquito larvae are present.  If appropriate we would manage mosquitoes 

at that time, mainly through physical means such as drainage of any wet areas.” 

b) “The subdivision will create 50 additional on-street parking spaces and a walkway

connecting the road to the park area.”

c) “The frontages of the proposed lots fronting 104 Avenue are consistent with the

existing RS-1b (One Family Urban (Medium Density) Residential) zoned lots

fronting 104 Avenue.”

x) Parkland Requirement:

As there are more than two additional lots proposed to be created, the developer will be 

required to comply with the park dedication requirements of Section 941 of the Local 

Government Act prior to subdivision approval. 

For this project, there is sufficient land that is proposed to be dedicated as park on the subject 

property and this land will be required to be dedicated as a condition of final reading.  In 

addition to onsite park dedication, offsite park dedication to the north-east is being provided 

for additional enhancement and restoration works in connection with Spencer Creek, for 

compensation for the reduced watercourse setbacks (see Appendices B and I). 

5) Environmental Implications:

The subject property was formerly farmed and consists of old pasture and fill.  The property is 

currently overgrown by reed canarygrass, blackberry and other grass species.  The creeks were 

channelized when the Albion Flats were diked and a floodgate was installed at the confluence of 

Spencer Creek with Kanaka Creek.  Spencer and Mainstone Creeks are ditched with eroding 

oversteepened banks with slow-flowing silty channels.  Both creeks are fishbearing and have coho 

and other salmonids that utilize this reach for winter rearing, though summer rearing is limited by low 

water flows.  The subject property has little potential for trees due to high groundwater table and 

poor soil conditions.  The subject property is partially located within the Fraser River 200 year 

floodplain and soil is being deposited to raise the grade to the proposed flood construction level.  A 

restrictive covenant for the geotechnical and floodplain requirements is a condition of final reading. 

The development of the subject property involves the relocation and enhancement of reaches of 

both Spencer and Mainstone Creeks at their confluence.  The proposed riparian area enhancements 

will improve the habitat for red-legged frogs, an identified species at risk, by providing a treed 

riparian corridor.  The enhancements propose an increase in high-value rearing instream habitat, an 

increase in high value riparian habitat, and offsite instream enhancements upstream, north-east of 

104 Avenue (see Appendices I and J). 
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A notification of the relocation and enhancement to the watercourses was provided in May 2013, to 

the Urban Development Group of the Department of Fisheries and Oceans.  Recent correspondence 

from the Ministry of Forests, Lands, and Natural Resource Operations indicates that the 

Environmental Assessment and enhancement works will need to be audited by them as well.  This 

proof of submission for review or approval will be a condition of final reading.  A Watercourse 

Protection Development Permit and Natural Features Development Permit are required to 

accompany this rezoning and subdivision application. 

6) Agricultural Impact:

The subject property was excluded from the ALR in 1998 by Resolution #454/98, as the agricultural 

future of the site was limited due to the conflicts associated with adjacent non-farm land uses, and 

the property is further limited due to the presence of Spencer Creek and its associate stream 

channels which separates the parcel into three small blocks. 

An Agricultural Impact Assessment and Groundwater Impact Assessment were provided for the 

development as the subject property abuts agricultural land within the ALR that is currently in use as 

a horse training facility with accompanying horse barns and facilities.  The proposed development 

will require imported fill for foundations for buildings, roads, and driveways, resulting in increased 

local runoff.  All increased water flows will be accommodated by the stormwater management 

system, including: 300 mm topsoil in yards and boulevards; on-lot detention systems; in-pipe 

detention structures beneath the roads, and drainage into riparian areas and swales that will flow 

north.  A portion of the water falling on the proposed development will no longer infiltrate as in the 

pre-development stage, which may result in a lowering of watertables in the area.  Because poor 

drainage is the main limitation of agricultural production in the area, reducing the watertable is more 

likely to have a beneficial rather than a detrimental effect on neighbours. 

Dust impacts during the construction phase will be temporary, as the construction phase is in the 

summer only, and intermittent, as it would only be an issue during northerly winds.  The dust will 

likely mainly impact the pasture area of the farmland, rather than the more intensively used riding 

area.  Options to mitigate the dust include water suppression and/or constructing a temporary 2m 

(6.6ft) fence near or at the eastern part of the property line, adjacent to the riding area. 

There will be increased traffic attributed to this development, both during the construction phase 

and afterwards, but it will be focused either on 104 Avenue or on Slatford Place.  Neither of these 

roads is an access point for the farming property, nor do they directly affect traffic flow where the 

farmland fronts onto 240 Street.  Therefore, the assessment concluded that the magnitude of the 

impact of increased traffic on adjacent farmland will be negligible. 

The noise impact will be temporary and felt mainly during construction in the southern portion of the 

subdivision.  It would only be felt during daytime hours and animals will likely adapt to relatively 

constant background noise.  The impact of noise is moderate in magnitude, negative in direction, 

and intermittent and temporary in duration.  The effect of noise on pasturing horses is minor as there 

is some opportunity for avoidance.  Options for mitigation include: communication with the farm 

operator to identify periods of peak noise, periods of peak sensitivity, and re-scheduling certain 

construction operations or concentrating training operations at a maximum distance from active 

construction at any one time; temporary noise barriers; and/or early establishment of a treed buffer. 
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The Agricultural Impact Assessment recommends a row of medium-sized trees along the proposed 

development and the farmland to deal with the increase in land use intensity.  The best combined 

protection in the interest of both farmland and the proposed residential development would be an 

evergreen hedge.  Therefore, an agricultural buffer is proposed for the development, including trees, 

a walkway, and a swale (see Appendix H).  The future land use is unknown, but ALC Resolution 

#2635/2011 determined that the land south of 105 Avenue is of very limited interest to agriculture, 

and that the Commission will expect the City of Maple Ridge to submit an application to exclude the 

land lying south of 105 Avenue and west of 240 Street, along with other remnant areas elsewhere in 

Maple Ridge identified by the Commission as being unsuitable for agriculture.  Based on this 

resolution, it is expected that the lands to the south will at some point be excluded from the ALR and 

that the need for this agricultural buffer is somewhat temporary in nature. 

 

7) Traffic Impact: 

 

As the subject property is located within 800 metres of an intersection of the Lougheed Highway, a 

referral has been sent to the Ministry of Transportation and Infrastructure.  Ministry approval of the 

Zone Amending Bylaw will be required as a condition of final reading.  At this time, the Ministry has 

granted preliminary approval of the development application. 

 

The intersections of 104 Avenue at both Slatford Place and 105 Avenue are to be reconstructed with 

button-type traffic circles as a condition of rezoning.  Existing curb-returns at these intersections will 

need to be re-built to accommodate the traffic circles.  Driveway letdowns on 104 Avenue will need 

to be designed in a way that does not interfere with the safe use of the equestrian trail that runs 

between the back of the sidewalk and the property line.  A sidewalk connection between 104 Avenue 

and the new road into the subdivision will need to be provided. 

 

8) Interdepartmental Implications: 

i) Engineering Department: 

 
In addition to the intersection improvements noted above, the west side of Slatford Place will 

require full urban upgrading including widening, curb and gutter, sidewalk and streetlighting at 

the subdivision stage.  Any improvements to the sanitary sewer will be provided by the developer 

as a condition of rezoning.  The developer will also need to eliminate the aerial wires and poles 

on the west side of Slatford Place as a condition of rezoning.  Storm sewer and watermain works 

and services will be done as a condition of subdivision. 

ii) Parks & Leisure Services Department: 

 
There is an existing horse trail that runs along 104 Avenue, therefore the Parks Department 

would like to work with the developer to identify an appropriate trail surface in front of the new 

houses.  

iii) License, Permits and Bylaws Department: 

 
A geotechnical and floodplain assessment will need to be provided as the subject property is 

partially within the Fraser River 200 year floodplain.  A geotechnical and floodplain restrictive 

covenant will be registered as a condition of final reading. 
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iv) Fire Department:

The initial subdivision layout showed a dead-end street running north/south on the west side of 

the property.  The Fire Department requested a temporary hammerhead turn-around to be 

installed on the south end of the dead-end street to accommodate vehicle turn-around until 

development to the south occurs.  The subdivision layout has since been revised to provide two 

temporary hammerhead turn-arounds for the north/south running streets to accommodate 

vehicle turn-around until development to the south occurs. 

9) School District No. 42 Comments:

Pursuant to Section 881 of the Local Government Act, consultation with School District No. 42 is 

required at the time of preparing or amending the OCP.  A referral was sent to School District No. 42 

on February 26, 2015.  The proposed amendment to the OCP would affect the student population 

for the catchment areas currently served by Albion Elementary and Samuel Robertson Technical 

Secondary.  The School District has confirmed that Albion Elementary has an operating capacity of 

438 students, and for the 2014-15 school year, the student enrollment is 558 students, including 

151 students from out of catchment.   

Samuel Robertson Technical Secondary School had an operating capacity of 600 students and for 

the 2014-15 school year, the student enrollment is 802 students, including 213 students from out 

of catchment. 

10) Local Government Act:

An amendment to the OCP requires the local government to consult with any affected parties and to 

adopt related bylaws in compliance with the procedures outlined in Section 882 of the Local 

Government Act.  The amendment required for this application, to adjust the Urban Area Boundary 

and change the land use designation from Agricultural to Urban Residential and Conservation, is 

considered to be minor in nature.  It has been determined that no additional consultation beyond 

existing procedures is required, including referrals to the Board of the Regional District, the Council 

of an adjacent municipality, First Nations, the School District or agencies of the Federal and 

Provincial Governments. 

The amendment has been reviewed with the Financial Plan/Capital Plan and the Waste 

Management Plan of the Greater Vancouver Regional District and determined to have no impact. 

11) Citizen/Customer Implications:

A Development Information Meeting was held on March 5, 2015.  The results of the concerns 

expressed at that meeting are discussed above.  The Public Hearing will provide an additional venue 

for citizens to express their concern or support of the development. 
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CONCLUSION: 

It is recommended that first and second reading be given to OCP Amending Bylaw No. 7120-2014, 

that second reading be given to Zone Amending Bylaw No. 6906-2012, and that application 2011-

081-RZ be forwarded to Public Hearing. 

“Original signed by Michelle Baski” 

_______________________________________________ 

Prepared by: Michelle Baski, AScT 

Planning Technician 

“Original signed by Christine Carter” 

_______________________________________________ 

Approved by: Christine Carter, M.PL, MCIP, RPP 

Director of Planning 

“Original signed by David Pollock”                     for 

_______________________________________________ 

Approved by: Frank Quinn, MBA, P.Eng. 

GM: Public Works & Development Services 

“Original signed by Jim Rule” 

_______________________________________________ 

Concurrence: J. L. (Jim) Rule 

Chief Administrative Officer 

The following appendices are attached hereto: 

Appendix A – Previous Council Reports and Resolutions 

Appendix B – Subject Map 

Appendix C – Albion Flats Area Map 

Appendix D – OCP Amending Bylaw No. 7120-2014 

Appendix E – ALC Resolution #2635/2011 

Appendix F – Zone Amending Bylaw No. 6906-2012 

Appendix G – Subdivision Plan 

Appendix H – Building Elevations and Streetscape 

Appendix I – Offsite Enhancement Works 

Appendix J – Riparian Area Planting Plan 
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Proposed Land Use Area hectares* Area acres*

Agricultural Fairgrounds & Farm Cluster 5.6 13.8
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Auto Oriented Regional Serving Retail 9.8 24.2

Mixed Employment Node, Light Industrial, Business
Office & Agri Industrial

27.2 67.2
g

Green Space & Stream Setbacks 42.6 105.3

Institutional (school site) 2.1 5.2( )

Recreation (includes multi purpose recreation facility) 20.0 49.4

Townhouse 8.0 19.8

Transit Oriented Mixed Use 4.8 11.8

TOTAL 124.7 308.1

* Area calculations are approximate
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District of Maple Ridge 

TO: His Worship Mayor Ernie Daykin MEETING DATE: August 27, 2012 

and Members of Council  FILE NO: 2011-081-RZ 

FROM: Chief Administrative Officer MEETING: C of W  

SUBJECT: First Reading 

Maple Ridge Zone Amending Bylaw No.6906-2012 

Lot 6 District Lot 405 Group 1 New Westminster District Plan 60014 

Southwest Corner of 104th Avenue and Slatford Place 

EXECUTIVE SUMMARY: 

An application has been received to rezone the subject property from RS-3 (One Family Rural 

Residential) to RS-1b (One Family Urban (Medium Density) and R-1 (Residential District) (Appendix A). 

The application was considered by Council on March 27, 2012 for First Reading and was deferred for 

a period of four months pending an updated recommendation from the Planning Department. 

Since the First Reading deferral earlier this year, various discussions have taken place between the 

Albion Flats Area property owners and the District.  Property owners on the north side of 105th Avenue 

are pursuing independent ALR exclusionary applications.  Rulings from the ALC on these independent 

ALR exclusionary applications would allow the District to confirm the final ALR land use designation 

and therefore solidify the resulting Albion Flats Concept Plan.  Should the Albion Flats Concept Plan be 

adopted without confirmation on whether or not the properties north of 105th Avenue will be excluded 

from the ALR, or isolated land uses decisions taken without consideration to the larger picture,   there 

is potential that the adopted Albion Flats Area Plan would not reflect the best possible land use for all 

lands in the Albion Flats. This is due to the fact that significant portions of the total land area are north 

of 105th and the land use of that area could change dramatically.   

Discussions have also begun between the District of Maple Ridge and the property owners of the lands 

north of 105th Avenue (Smart Centre’s) in regards to a possible land exchange. There is potential to 

reconfigure the civic lands on the Albion Flats to further improve the commercial opportunities on the 

lands south of 105th Avenue. Any reordering of the civic facilities would dramatically affect the possible 

land use configuration of the lands south of 105th Avenue. The extent and affect of this reordering on 

land in the study area is currently unknown. These unknowns should be resolved before the Albion 

Flats Concept Plan is finalized. 

At this point, there are several unresolved and unknown factors which need to be concluded prior to 

development applications proceeding in the Albion Flats Concept Plan.  The forthcoming discussions 

by the ALC will largely determine the final concept plan for the Albion Flats.  For example should  lands 

become available for development on the north side of 105th Avenue, then the concept plan could 

include commercial/employment lands on the north side.   If the ALR exclusion application is denied, 

then the only developable commercial land will be on the properties south of 105th Avenue.  This would 
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put even more pressure on the lands south of 105th Avenue as limited space is available to create a 

comprehensive commercial node and community plan for this area.  Once the ALC land use issues are 

resolved, the Albion Flats Concept Plan can then be finalized.  It is therefore, recommended that this 

application be deferred pending the outcome of the decisions on the lands to the north of 105th 

Avenue. 

RECOMMENDATIONS: 

That Zone Amending Bylaw No. 6906-2012 be deferred pending the outcome of the exclusion 

applications to the north of 105th Avenue and the subsequent adoption of an Albion Flats Concept 

Plan. 

DISCUSSION: 

a) Background Context:

Applicant: Jorden Cook Associates 

Owner: John Wynnyk 

Steve Wynnyk 

Legal Description: Lot 6 District Lot 405 Group 1 New Westminster District Plan 

60014 

OCP: 

Existing: Agricultural 

Proposed: Urban Residential 

Zoning: 

Existing: RS-3 (One Family Rural Residential) 

Proposed: RS-1b (One Family Urban (medium density) Residential) and 

R-1 (Residential District)  

Surrounding Uses: 

North: Use: Park and Single Family Residential 

Zone: RS-3 (One Family Rural Residential) and RS-1b (One 

Family Urban (medium density) Residential) 

Designation Urban Residential and Parks within the ALR 

South: Use: Agricultural 

Zone: RS-2 (One Family Suburban Residential) and RS-3 (One 

Family Rural Residential) 

Designation: Agriculture 

East: Use: Park and Single Family Residential 

Zone: RS-1b (One Family Urban (medium density) Residential), 

RS-2 (One Family Suburban Residential) and RS-3 (One 

Family Rural Residential) 

Designation: Conservation and Urban Residential 
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West: Use: Fairgrounds, Ice Rink and Sports Fields 

 Zone: CD-4-88 (Agricultural Events, Special Events, etc) 

 Designation: Parks within the ALR 

 

Existing Use of Property: Vacant 

Proposed Use of Property: Single Family Residential 

Site Area: 5.304 Ha.  (13 acres)  

Access:  104 Avenue and Slatford Place 

Servicing requirement: Full Urban 

  

 

a) Project Description: 

 

At this time the current application has been assessed to determine its compliance with the Official 

Community Plan and provide a land use assessment only.  Detailed review and comments will need to 

be made once full application packages have been received.  A more detailed analysis and a further 

report will be required prior to Second Reading if Council grants First Reading. Such assessment may 

impact proposed lot boundaries and yields, Official Community Plan designations and Bylaw 

particulars, and may require application for further development permits.   

 

b) Background: 

 

Over the past decade, various reports were prepared regarding the Albion Flats Land Use Plan.  It was 

agreed by Council that the highest and best use of the Albion Flats Area is combination of uses 

including: mixed-use commercial; auto-oriented retail; employment generating industrial uses; parks 

and rec space and mixed agricultural uses.   The positioning of these uses into a land use plan  is 

difficult to finalize at this point as final determination of which lands will be excluded from the ALR are 

not yet resolved.   Property owners of the various lands have been pursing independent ALR 

exclusionary applications.   One ((Wymmyk) has been forwarded to the ALC at this point.  The District 

has recently received another exclusion application (GCS Holdings Ltd –Glen Bury.  It will be forwarded 

to Council in August 2012 for consideration.  

 

Prior to sending any applications to the ALC, Council also endorsed a resolution that the District 

commences negotiations on a land exchange relating to the Fairgrounds and the area just north of 

105th Avenue.  These negotiations are underway and would be assisted by an ALC ruling regarding a 

ALR exclusionary application for the adjacent lands on the north side of 105th Avenue.  The ruling on 

the Wynnyk exclusion application is expected to go before the ALC board no earlier than September 

2012. 

 

The Commission’s decision in late 2011 stated that they were wiling:  “to cooperate towards future 

commercial or industrial development at the Albion Flats,  in conjunction with restoration of a 

agricultural future for that part of the Albion lying to the north of 105th Avenue”.  Although conditional, 

this position opens up a significant economic development opportunity for all lands south of 105th 

Avenue irrespective of whether or not they are currently in the Agricultural Land Reserve.  The subject 

site at Slatford and 104th Avenue is such a site where new and higher uses could be considered.  The 

delays and personal expense incurred by the property owners over the last two decades should be 
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acknowledged.  However, the strategic nature of this site within the Albion Flats and its potential for 

greater community benefit needs consideration.  There remain numerous unanswered questions 

regarding the optimum future use of the entire Albion Flats area to generate the maximum 

employment, business/commercial uses and recreational and agricultural use.  This site may have a 

role to play in this optimization process of the bigger area.  This land may be called upon to 

accommodate uses displaced by commercial uses seeking to optimize their footprints closer to 

Lougheed Highway.  These are significant questions that can only be answered by looking at the Albion 

Flats in its entirety, once the available land base is known, and community priorities are clarified.  For 

these reasons, it is not recommended at this time that properties within the Albion Flats Concept Plan 

study area be advanced on a parcel by parcel basis. 

In its November 2011 letter, the Commission has required that the District prepare a comprehensive 

review of drainage and stream flow conditions in the area.  This study is anticipated to begin in the fall 

of this year.  A component of this work will include an estimate of the costs for drainage 

improvements, as well as a discussion regarding how such improvements would be funded or whether 

developing properties will contribute.  All parties in the study area should contribute to resolving this 

common area wide problem. 

Residential development of this site may not contribute significantly to achieving Council’s goal of 

improving long term commercial and employment opportunities within the District.  It could in fact 

hinder such efforts as the land base available for commercial/employment or community uses could 

shrink considerably, and the compatibility of these different land uses would also be questionable. The 

subject site represents 5.3 hectares (13 acres) or about 12% of the available privately owned land 

south of 105th Avenue.  This is a significant portion and represents a prime opportunity, especially if 

the ALC rejects future requests form landowners north of 105th Avenue to exclude their lands.  

However, should the ALC exclude lands on the north side of 105th Avenue as a result of individual 

applications for exclusion, the need for alternative uses of the subject site may not be as prevalent.   

d) Planning Analysis:

Official Community Plan: 

Although designated Agricultural, the site also carries an OCP notation referring to specific Albion Flats 

(6.2.3) OCP Objectives and Policies that need to be taken into consideration before development can 

proceed. The OCP requires the District to coordinate its efforts in the Albion Flats with other 

jurisdictions to meet community, Regional and Provincial goals.  Specifically the District must 

coordinate with Metro Vancouver, the ALC and Federal and Provincial agencies in determining the fate 

of the Albion Flats study area, of which this parcel is a part.    

The OCP policies further require: 

 “Council prior to giving consideration to a change in land use, an extension of municipal 

services, or an amendment to the Urban Area Boundary, Maple Ridge will:  develop and 

implement a comprehensive Strategy as outlined in 11.1.3 and collaborate with Regional and 

Provincial authorities to complete a comparative analysis to review land use, social, economic 

and environmental goals or what is known as a balanced triple bottom line analysis”. 
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This work is not completed but is in progress under the current Albion Flats Concept Plan process.    A 

component of this required OCP work is the recently completed Agricultural Plan (2010) and the 

ongoing Commercial and Industrial Land Use Strategy.  All of these plans and studies have a direct 

impact on the potential use of this site and the Albion Flats in general.   

 

Should this application proceed in advance of the Area Plan, an OCP amendment to re-designate the 

site from Agricultural to Urban Residential will be required.  The Urban Area Boundary will also need 

amending to include the site within the Urban Area Boundary. 

 

 Zoning Bylaw: 

 

The current application proposes to rezone the property located at Slatford Place and 104th Avenue 

from RS-3 (One Family Rural Residential) to RS-1b One Family Urban (Medium Density)  and R-1 

(Residential District).  The lands to the north and east contain lots zoned RS-1b.  The introduction of 

the smaller R-1 lot is intended to increase density and lot yield.  Any variations from the requirements 

of the proposed zone(s) will require a Development Variance Permit application. 

 

 Development Permits: 

 

Pursuant to Section 8.9 of the Official Community Plan, a Watercourse Protection Development Permit 

application is required to ensure the preservation, protection, restoration and enhancement of 

watercourse and riparian areas associated with Spencer and Mainstone creeks which flow through the 

site.  

 

To ensure the preservation, protection, restoration and enhancement of watercourse and riparian 

areas and pursuant to Section 8.10 of the Official Community Plan, a Natural Features Development 

Permit application is required for all development and subdivision activity to ensure the preservation, 

protection, restoration and enhancement for the natural environment and for development that is 

protected from hazardous conditions for: 

 

 All areas designated Conservation on Schedule “B” or all areas within 50 metres of an area 

designated Conservation on Schedule “B”, or on Figures 2, 3 and 4 in the Silver Valley Area 

Plan; 

 All lands with an average natural slope of greater than 15 percent; and 

 All floodplain areas and forest lands identified on Natural Features Schedule “C”. 

 

 

Development Information Meeting: 

 

A Development Information Meeting in accordance with Council Policy 6.20 is required for this 

application, prior to Second Reading.  

 

e) Interdepartmental Implications: 
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In order to advance the current application, after First Reading, comments and input, will be sought 

from the various internal departments and external agencies listed below:  

a) Engineering Department;

b) Operations Department;

c) Fire Department;

d) Parks Department;

e) School District;

f) Agricultural Land Commission;

g) Ministry of Environment;

h) Metro Vancouver.

The above list is intended to be indicative only and it may become necessary, as the application 

progresses, to liaise with agencies and/or departments not listed above. 

This application has not been forwarded to the Engineering Department for comments at this time; 

therefore, an evaluation of servicing requirements has not been undertaken.  We anticipate that this 

evaluation will take place between First and Second Reading.  

f) Alternatives:

Council can choose to grant first reading to this rezoning application which would essentially earmark 

the site for residential uses and remove the (5.3 ha – 13 acres) site from the critical south-east portion 

of the Albion Flats Study Area.  This loss would constitute approximately 12 % of the available non-

government owned lands south-east of 105th Avenue.  Should Council wish to proceed with this option 

the following resolution must be passed: namely, 

1. Grant First Reading of Zone Amending Bylaw No. 6906 – 2012 and consider the following in

respect of an amendment to the Official Community Plan:

In respect of Section 879 of the Local Government Act, requirement for consultation during the 

development or amendment of an Official Community Plan, Council must consider whether 

consultation is required with specifically: 

i. The Board of the Regional District in which the area covered by the plan is located, in the case

of a Municipal Official Community Plan;

ii. The Board of any Regional District that is adjacent to the area covered by the plan;

iii. The Council of any municipality that is adjacent to the area covered by the plan;

iv. First Nations;

v. School District Boards, greater boards and improvements district boards; and

vi. The Provincial and Federal Governments and their agencies.

and in that regard it is recommended that no additional consultation be required in respect of this 

matter beyond the early posting of the proposed Official Community Plan amendments on the District's 

website, together with an invitation to the public to comment. 
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g) Development Applications: 

 

In order for this application to proceed the following information must be provided, as required by 

Development Procedures Bylaw No. 5879 – 1999 as amended:  

 

1. An Official Community Plan Application (Schedule A); 

2. A complete Rezoning Application (Schedule B or Schedule C); 

3. Watercourse Protection Development Permit Application (Schedule F); 

4. Natural Features Development Permit Application (Schedule G); 

5. Subdivision Application, as per attached requirements. 

 

The above list is intended to be indicative only, other applications may be necessary as the 

assessment of the proposal progresses.  

 

CONCLUSION: 

 

The subject is an integral part of the Albion Flats Study Area and potentially is a strategic piece of the 

overall land use puzzle.  While the applicant has sought residential development for many years and 

has faced both significant expense and some hurdles not of his own making, the fact remains that the 

residential use for the site may not to be the highest and best use.  Depending upon the amount of 

land ultimately available, the insertion of residential uses could add a source of conflict to future 

commercial, employment or civic uses anticipated to be in the area.   

 

As the Agricultural Land Commission currently only supports development on the south side of 105th 

Avenue and not on the north side of 105th Avenue, any loss of land south of 105th Avenue would limit 

commercial options in the study area and would not be the highest and best use of these commercially 

strategic and highly visible lands.  In addition, should the Agricultural Land Commission deny any 

application(s) for additional commercial development for lands on the north side of 105th Avenue, 

Council may wish to pursue a reconfiguration of the land uses on the draft Concept Plan to maximize 

the amount of commercial or employment lands in the area.  Should this occur, the subject site may 

be best suited for commercial or employment use or to accommodate the relocation of civic uses 

currently situated elsewhere on the proposed land use plan.  Lastly, it is noted that the ALC requires a 

comprehensive drainage study be prepared for the Albion Flats.  It is anticipated that any drainage 

improvements required would be shared by those owners situated south of 105th Avenue.  Should this 

project advance, this applicant would not be contributing to the ALC required drainage improvements. 

 



- 8 - 

Therefore, it is recommended that this application for residential uses be considered premature and 

not proceed but be deferred pending the ALC decisions and the Albion Flats Concept Plan is approved.  

"Original signed by Charles R. Goddard" 

_______________________________________________ 

Prepared by: Charles R. Goddard BA MA 

Manager of Development and Environmental Services 

Approving Officer  

"Original signed by Charles R. Goddard" 

_______________________________________________ 

Approved by: Christine Carter, M.PL, MCIP 

Director of Planning 

"Original signed by Frank Quinn" 

_______________________________________________ 

Approved by: Frank Quinn, MBA, P.Eng 

GM: Public Works & Development Services 

"Original signed by J.L. (Jim) Rule" 

_______________________________________________ 

Concurrence: J. L. (Jim) Rule 

Chief Administrative Officer 

The following appendices are attached hereto: 

Appendix A – Subject Map 

Appendix B – Albion Flats Study Area Map 

Appendix C – Draft Concept Plan 

Appendix D – Zone Amending Bylaw No. 6906-2012 
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CORPORATION OF THE DISTRICT OF MAPLE RIDGE 

BYLAW NO. 6906-2012 

A Bylaw to amend Map "A" forming part 

 of Zoning Bylaw No. 3510 - 1985 as amended 

___________________________________________________________ 

WHEREAS, it is deemed expedient to amend Maple Ridge Zoning Bylaw No. 3510 - 

1985 as amended; 

NOW THEREFORE, the Municipal Council of the Corporation of the District of Maple 

Ridge, in open meeting assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited as "Maple Ridge Zone Amending Bylaw No. 6906-2012."

2. The parcel of land known and described as:

Lot 6 District Lot 405 Group 1 New Westminster District Plan 60014 

and outlined in heavy black line on Map No. 1561 a copy of which is attached hereto 

and forms part of this Bylaw, is hereby rezoned to RS-1b (One Family Urban (Medium 

Density) Residential) and R-1 (Residential District). 

3. Maple Ridge Zoning Bylaw No. 3510 - 1985 as amended and Map "A" attached

thereto are hereby amended accordingly.

READ a first time the          day of    , A.D. 20  . 

READ a second time the day of , A.D. 20  . 

PUBLIC HEARING held the        day of , A.D. 20  . 

READ a third time the    day of , A.D. 20  . 

APPROVED by the Minister of Transportation this          day of , A.D. 20  . 

RECONSIDERED AND FINALLY ADOPTED,   the          day of    , A.D. 20  . 

_____________________________ ____________________________ 

PRESIDING MEMBER CORPORATE OFFICER
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CITY OF MAPLE RIDGE 

BYLAW NO. 7120-2014 

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

_______________________________________ 

WHEREAS  Section 882 of the Local Government Act provides that the Council may revise the 

Official Community Plan; 

AND WHEREAS it is deemed desirable to amend Schedules "B" & "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. 7120-2014

2. Schedule "B" is hereby amended for that parcel or tract of land and premises known and

described as:

Lot 6 District Lot 405 Group 1 New Westminster District Plan 60014 

and outlined in heavy black line on Map No. 894, a copy of which is attached hereto and 

forms part of this Bylaw, is hereby amended by amending the Urban Area Boundary as shown. 

3. Schedule "B" is hereby amended for that parcel or tract of land and premises known and

described as:

Lot 6 District Lot 405 Group 1 New Westminster District Plan 60014 

and outlined in heavy black line on Map No. 895, a copy of which is attached hereto and 

forms part of this Bylaw, is hereby amended by re-designating to “Urban Residential” and 

“Conservation” as shown. 

4. Schedule “C” is hereby amended for that parcel or tract of land and premises known and

described as:

Lot 6 District Lot 405 Group 1 New Westminster District Plan 60014 

and outlined in heavy black line on Map No. 896, a copy of which is attached hereto and 

forms part of this Bylaw, is hereby amended by adding Conservation. 

5. Maple Ridge Official Community Plan Bylaw No. 7060-2014 is hereby amended accordingly.

READ A FIRST TIME the       day of      , 20  . 

READ A SECOND TIME the       day of , 20  . 

PUBLIC HEARING HELD the       day of , 20  . 

APPENDIX D



READ A THIRD TIME the       day of , 20  . 

ADOPTED, the       day of ,20  . 

___________________________________ _____________________________ 

PRESIDING MEMBER CORPORATE OFFICER
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CORPORATION OF THE DISTRICT OF MAPLE RIDGE 

BYLAW NO. 6906-2012 

A Bylaw to amend Map "A" forming part 

 of Zoning Bylaw No. 3510 - 1985 as amended 

___________________________________________________________ 

WHEREAS, it is deemed expedient to amend Maple Ridge Zoning Bylaw No. 3510 - 

1985 as amended; 

NOW THEREFORE, the Municipal Council of the Corporation of the District of Maple 

Ridge, in open meeting assembled, ENACTS AS FOLLOWS: 

1. This Bylaw may be cited as "Maple Ridge Zone Amending Bylaw No. 6906-2012."

2. The parcel of land known and described as:

Lot 6 District Lot 405 Group 1 New Westminster District Plan 60014 

and outlined in heavy black line on Map No. 1561 a copy of which is attached hereto 

and forms part of this Bylaw, is hereby rezoned to R-1 (Residential District) and R-2 

(Urban Residential District) as shown. 

3. Maple Ridge Zoning Bylaw No. 3510 - 1985 as amended and Map "A" attached

thereto are hereby amended accordingly.

READ a first time the 28th day of August, A.D. 2012. 

READ a second time the day of , A.D. 20  . 

PUBLIC HEARING held the        day of , A.D. 20  . 

READ a third time the    day of           , A.D. 20  . 

APPROVED by the Minister of Transportation this          day of , A.D. 20  . 

RECONSIDERED AND FINALLY ADOPTED,   the          day of    , A.D. 20  . 

_____________________________ ____________________________ 

PRESIDING MEMBER CORPORATE OFFICER
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City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 

and Members of Council  FILE NO:  2015-080-DP 

FROM: Chief Administrative Officer MEETING: C of W 

SUBJECT: Heritage Alteration Permit 

11406 205 Street 

EXECUTIVE SUMMARY: 

On February 24, 2015, Council adopted Maple Ridge Heritage Designation and Revitalization and 

Tax Exemption Agreement Bylaw 6962 - 2012 (the HRA Bylaw) for the Whitehead Residence at 

11406 205 Street in Hammond.  This bylaw contains a Heritage Conservation Plan that describes 

the works to be undertaken to properly conserve this heritage residence and the cultural 

landscaping. The Agreement states that the owner shall not alter the heritage character of the 

Whitehead Residence, except as permitted by a Heritage Alteration Permit (HAP) issued by the 

City. 

The purpose of this report is to request Council authorize the issuance of a Heritage Alteration 

Permit, to allow the owners of the Whitehead Residence to revitalize the exterior of the house, to 

extend the first floor and add a second floor dormer to the residence, to construct a new 

foundation, and to undertake interior renovations, all in accordance with the approved Heritage 

Conservation Plan.  

Issuance of the Heritage Alteration Permit is recommended because the proposed works are fully 

compliant with the Heritage Conservation Plan. 

RECOMMENDATION: 

That the Corporate Officer be authorized to sign and seal 2015-080-DP respecting property 

located at 11406 205 Street. 

DISCUSSION: 

a) Background Context:

Applicant: James Rowley 

Owner: Leanne Koehn and James Rowley 

Legal Description: LOT A DL 279 GR 1 NWD PLAN EPP36837 

OCP: 

Existing: Urban Residential 

1105
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Zoning: 

Existing: RS-1 (One Family Urban Residential) and Maple 

Ridge Heritage Designation and Revitalization and 

Tax Exemption Agreement Bylaw 6962 - 2012 

Surrounding Uses 

North: Use: Single-Family Residential 

Zone: RS-1 (One Family Urban Residential)  

Designation Urban Residential 

South: Use: Single-Family Residential 

Zone: RS-1 (One Family Urban Residential)  

Designation Urban Residential  

East: Use: Single-Family Residential 

Zone: RS-1 (One Family Urban Residential)  

Designation Urban Residential 

West: Use: Single-Family Residential 

Zone: RS-1 (One Family Urban Residential)  

Designation Urban Residential 

Existing Use of Property: Two Single-Family Residential dwellings (as 

permitted by HRA Bylaw) 

Site Area: 1,260 square metres (13,562.6 square feet) 

Access: 2015 Street, 114 Avenue and rear lane parallel to 

114 Avenue 

Servicing: Urban (as varied by HRA Bylaw) 

Previous Applications: 

b) Project Description:

The owners propose to revitalize the exterior of the existing heritage house, to extend the first 

floor and add a second floor dormer to the residence, to construct a new foundation, and to 

undertake interior renovations to Whitehead Residence, all in accordance with the approved 

Heritage Conservation Plan. 

c) Planning Analysis:

Heritage Conservation Policies: This application is the appropriate next step in achieving the goals 

and objects set out in the HRA Bylaw for the revitalization and conservation of the Whitehead 

Residence.  

Proceeding with these works would be in accordance with the following Official Community Plan 

(OCP) policy: 

4 - 40 Maple Ridge will encourage the conservation and designation of significant 

heritage structures, and natural and cultural landscape features in each 

neighbourhood. 

The proposed works, as described in the Section 7 Conservation Recommendations and Schedule 

C architectural plans of the HRA produced by publicLAB Research + Design in consultation with 

Birmingham & Wood Assessment (together the Heritage Consultant), are all proposed to be done 

in accordance with Parks Canada Standards and Guidelines for the Conservation of Historic 
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Places in Canada (the Canadian Standards and Guidelines). These standards were adopted by 

Council on March 24, 2009, to guide and to evaluate all heritage conservation work in Maple 

Ridge. This is in accordance with the following OCP Policy: 

4 - 43 The development application review process will include an opportunity to 

evaluate the overall impact of proposed development on the heritage 

characteristics and context of each historic community or neighbourhood.  

Conservation guidelines and standards should be prepared to aid in this 

evaluation and provide a basis from which recommendations can be made to 

Council. 

Heritage Revitalization Bylaw: Maple Ridge Heritage Designation and Revitalization and Tax 

Exemption Agreement Bylaw 6962 – 2012 contains an Agreement about the owner’s obligations 

and benefits, including a time requirement for completing identified conservation works, and a 

Heritage Conservation Plan  that describes the works to be undertaken to properly conserve this 

heritage residence and tax exemptions Council approved for a period of 5 years to help offset 

some costs of the conservation works. 

The HRA establishes the physical characteristic or Character Defining Elements that embodies 

and expresses the heritage value and heritage character of the Whitehead Residence, and the 

permitted alterations that respect these characteristics.  

A summary of the Character Defining Elements identified in Section 5 Statement of Significance in 

the Heritage Conservation Plan are as follows: 

 Cross gable form and front porch and porch details;

 Wood doors, windows and stain glass windows;

 Exterior shingle materials;

 Wood trims;

 Brick chimney; and

 Original interior materials.

Heritage Alteration Permit (HAP): The Local Government Act Sections 972 and 973 provide for the 

process for Council to issue HAPs as well as describing the following as to their contents: 

 conditions respecting the sequence and timing of construction;

 conditions respecting the character of the alteration or action to be authorized, including

landscaping and the siting, form, exterior design and finish of buildings and structures;

 if the permit is required by this Part or a bylaw or order under this Part, a requirement that

the applicant provide a specified amount of security, in a form satisfactory to the local

government, to guarantee the performance of the terms, requirements and conditions of

the permit.

Heritage Alteration Permits are similar to Development Permits.  Development Permits are to 

comply with the Form and Character Guidelines in the Official Community Plan, and Heritage 

Alteration Permits are to comply with the Heritage Conservation Plan and Character Defining 

Elements that form part of Heritage Revitalization Agreements. After a HAP is issued, an 

application can be made to the Building Department to issue a Building Permit that strictly 

conforms with the HAP.  

In this instance, no securities are being required because this is the conservation of an owner 

occupied single family dwelling. 
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This HAP application is to permit: 

 The exterior and interior to be preserved, rehabilitated and/or restored.

 Repairing the picket fence and relocating a side gate and stepping stones.

 The following alterations to be made:

o A new foundation retaining the relationship of the Whitehead Residence to

existing grades and street.

o An extension to the rear of the Whitehead Residence of about 10 feet on the first

floor for a bathroom and a larger porch; and a dormer for the existing second floor

rear roof area to improve the existing space.

The alterations in the rear preserves and does not interrupt the cross-gable ridgeline, and the 

shed form of the addition are in keeping with the historical practices adding to gabled buildings, 

thus compatible with the gable house form. To tie in the addition, the porch will be detailed to 

replicate elements of the front porch, while also having features to read as an addition and not 

part of the original residence. The Heritage Consultant confirmed that this will comply with the 

following applicable standard of the Canadian Standards and Guidelines: 

Conserve the heritage value and character-defining elements when creating any new 

additions to an historic place or any related new construction. Make the new work physically 

and visually compatible with, subordinate to and distinguishable from the historic place.  

Architectural Plans have been submitted, that the Heritage Consultant confirms, comply with the 

Canadian Standards and Guidelines with respect to conservation standards and respect the 

Character Defining Elements of the Whitehead Residence. These plans, except for the floor plans 

not being included in this report for security reasons, are attached as Appendix B and will be 

attached to the Heritage Alteration Plan 2015-080-DP once issued by Council.   

d) Advisory Design Panel:

The Advisory Design Panel does not review HAP applications for single family residential dwellings 

subject to heritage conservation.  

e) Interdepartmental Issues:

The Engineering and Building Departments have reviewed the HAP application. The Engineering 

Department advised that a storm sewer service connection, as required under the HRA, is to be 

constructed before a building permit issued for the heritage conservation works. The Building 

Department advised that advises the addition would need to comply with the current Building 

Code. This does not affect the HAP and will be addressed at the building permit stage. 

CONCLUSION: 

The Whitehead Residence at 11406 205 Street in Hammond is a designated heritage property 

subject to a Heritage Revitalization Agreement between the owners and the City. The owners are 

eager to proceed under their Heritage Conservation Plan with the preservation, rehabilitation 

and/or restoration works, the new foundation and the rear building extension. 
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These proposed works will help preserve the identified physical features of this heritage 

residence, insure there will be structural soundness and make the residence more livable. 

The Heritage Consultant has presented plans that are consistent with the Canadian Standards 

and Guidelines and respects and preserves the Character Defining Elements of the Whitehead 

Residence.  

Therefore, the Planning Department supports the issuance of Heritage Alteration Permit 2015-

080-DP. 

“Original signed by Adrian Kopystynski” 
_______________________________________________ 

Prepared by:  Adrian Kopystynski, MCIP, RPP, MCAHP 

Planner 

“Original signed by Christine Carter” 

_____________________________________________ 

Approved by: Christine Carter, M.PL, MCIP, RPP 

Director of Planning 

“Original signed by David Pollock”                          for 

_______________________________________________ 

Approved by: Frank Quinn, MBA, P.Eng 

GM: Public Works & Development Services 

“Original signed by Jim Rule” 

_______________________________________________ 

Concurrence: J. L. (Jim) Rule 

Chief Administrative Officer 

The following appendices are attached hereto: 

Appendix A – Subject Map 

Appendix B – Heritage Alteration Permit Plans (excluding floor plans) 
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8

12
3

STORM WATER DRAIN
AND PERIMETER FOOTING
DRAINAGE COVERED
IN FILTER CLOTH

STORM WATER DRAIN
AND PERIMETER FOOTING
DRAINAGE COVERED
IN FILTER CLOTH

NEW BASEMENT FLOOR

- NEW 3" CONCRETE SLAB ON GRADE 
- NEW 2 1/2"  E.P.S
- NEW DRAINAGE GRAVEL
- NEW COMPACTED SOIL

NEW ROOF ASSEMBLY 

- NEW ASPHALT SHINGLE ROOF 
- NEW ROOF UNDERLAY, SHINGLED 

TO SHED WATER
- NEW PLYWOOD SHEATHING
- NEW 1X4 CROSS STRAPPING 
- NEW 2X8 RAFTERS @ 16" O.C.

NEW EXTERIOR FOUNDATION WALL 

-  NEW WOOD SIDING 
-  NEW PRESSURE TREATED 

1X4 @ 16" O.C.
-  NEW 2 LAYERS 60 MIN. BUILDING 

PAPER SHINGLED TO SHED WATER
-  NEW PLYWOOD SHEATHING 
-  NEW INSULATED CONCRETE FORM 
-  NEW 6 MIL. POLY VAPOUR BARRIER
-  NEW 5/8" TYPE X GWB, PAINTED

EXISTING + NEW INTERIOR 
FRAME WALLS
- TYPICAL

-  NEW/EXISTING GWB, PAINTED
-  NEW/EXISTING 2X4[OR 6] 

FRAME WALL 
-  NEW/EXISTING GWB, PAINTED

EXISTING SECOND FLOOR

- NEW EXISTING FINISH FLOORING
- EXISTING SUBFLOORING
- EXISTING 2X6 JOISTS 
- EXISTING 1/2" GWB, PAINTED

EXISTING MAIN FLOOR

- EXISTING FINISH FLOORING
- EXISTING SUBFLOORING
- EXISTING 2X6 JOISTS 
- EXISTING 1/2" GWB, PAINTED

1'-0"
DOTTED LINES 
INDICATES NEW 
CONSTRUCTION

1'-0"

7'
-1

0"

6'
-1

0"

6'
-2

"

7'
-2

"

7'
-1

0"
6'

-9
"

9'
-3

"

NEW DORMER ROOF ASSEMBLY 

- NEW ASPHALT SHINGLE ROOF 
- NEW ROOF UNDERLAY, SHINGLED 

TO SHED WATER
- NEW PLYWOOD SHEATHING
- NEW 1X4 CROSS STRAPPING 
- NEW 2X8 RAFTERS @ 16" O.C.

NEW PORCH
DETAILS TO
MATCH EXISTING
FRONT PORCH

WOOD SOFFITT 
DETAIL TO
MATCH EXISTING

NEW WOODEN
PORCH, STAIR +
RAILING DETAILS

NEW STRUCTURAL
POST ON NEW
FOOTING 6'

 -
 9

 1
/2

"
9'

 -
 1

0 
1/

2"

T.O. NEW BASEMENT SLAB 37.60'

T.O. MAIN FLOOR 46.06'

T.O. ROOF RIDGE 65.80'

28
'-2

"

T.O. SECOND FLOOR 55.94'

9'
 -

 1
0 

1/
2"

T.O. EXISTING BASEMENT 39.29'

1' - 8 1/2"

NEW BASEMENT FLOOR

- NEW 3" CONCRETE 
SLAB ON GRADE 

- NEW 2 1/2"  E.P.S
- NEW DRAINAGE GRAVEL
- NEW COMPACTED SOIL

STAIR

N: 1/2"

R: 14 @ 7 1/4"
T: 9"

7'
-5

"

DORMER

EXISTING PORCH FLOOR

- EXISTING FINISH FLOORING
- EXISTING SUBFLOORING
- EXISTING 2X6 JOISTS 
- NEW R22 BATT INSULATION
-  NEW 6 MIL. POLY VAPOUR 

BARRIER
-  NEW 5/8" TYPE X GWB,
 PAINTED

12
8

6'
-2

"
6'

-9
"

9'
-3

"

6'
 -

 9
 1

/2
"

9'
 -

 1
0 

1/
2"

T.O. NEW BASEMENT SLAB 37.60'

T.O. MAIN FLOOR 46.06'

T.O. ROOF RIDGE 65.80'

28
'-2

"

T.O. SECOND FLOOR 55.94'

9'
 -

 1
0 

1/
2"

T.O. EXISTING BASEMENT 39.29'

1' - 8 1/2"
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12
8

EXISTING
5 8 4 0

EXISTING
5 3 4 6

EXISTING
3 0 2 0

EXISTING
3 0 2 0

EXISTING
4 0 3 6

EXISTING
5 3 4 6

12
4

EXISTING PAINTED
BEVEL WOOD SIDING

EXISTING PAINTED
WOOD SHINGLE

EXISTING ASPHALT 
SHINGLE ROOFING 

EXISTING PAINTED
WOOD SHINGLE

EXISTING ASPHALT 
SHINGLE ROOFING 

FIN. 42.09'
EX.  42.09'FIN. 41.01'

EX.  41.01'
FIN. 41.40'
EX.  41.40'

FIN. 41.14'
EX.  41.14'

EXISTING
2 6 2 8

EXISTING
2 8 110

EXISTING
2 8 6 8

EXISTING
4 0 4 0

EXISTING
2 0 5 0

EXISTING
2 8 6 8

EXISTING PAINTED
BEVEL WOOD SIDING

EXISTING PAINTED
WOOD SHINGLE

EXISTING ASPHALT 
SHINGLE ROOFING 

FIN. 42.09'
EX.  42.09'

FIN. 42.39'
EX.  42.39'

12
8

EXISTING
5 3 4 6

EXISTING
2 0 210

EXISTING
3 0 2 0

EXISTING
3 0 2 0

EXISTING
4 0 3 6

12
4

EXISTING PAINTED
BEVEL WOOD SIDING

EXISTING PAINTED
WOOD SHINGLE

EXISTING ASPHALT 
SHINGLE ROOFING 

EXISTING PAINTED
WOOD SHINGLE

FIN. 42.39'
EX.  42.39' FIN. 41.76'

EX.  41.76'
FIN. 41.47'
EX.  41.47'

FIN. 41.63'
EX.  41.63'

EXISTING
5 3 4 6

EXISTING
5 3 4 6EXISTING

2106 8

EXISTING PAINTED
WOOD SHINGLE

EXISTING PAINTED
BEVEL WOOD SIDING

EXISTING PAINTED
WOOD SHINGLE

EXISTING ASPHALT 
SHINGLE ROOFING 

FIN. 41.47'
EX.  41.47'

FIN. 41.76'
EX.  41.76'

FIN. 41.63'
EX.  41.63'

FIN. 41.40'
EX.  41.40'

FIN. 41.01'
EX.  41.01'

FIN. 41.14'
EX.  41.14'

WHITEHEAD RESIDENCE1/4" = 1'-0"
WEST ELEVATION4
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SOUTH ELEVATION4
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WHITEHEAD RESIDENCE1/4" = 1'-0"
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6'
 -

 9
 1

/2
"

9'
 -

 1
0 

1/
2"

T.O. NEW BASEMENT SLAB37.60'

T.O. MAIN FLOOR46.06'

T.O. ROOF RIDGE65.80'

28
'-2

"

T.O. SECOND FLOOR55.94'

9'
 -

 1
0 

1/
2"

T.O. EXISTING BASEMENT39.29'

1' - 8 1/2"

EXISTING
5 3 4 6

EXISTING
5 3 4 6 EXISTING PAINTED 1X4 TRIM 

BOARDS - TYPICAL

EXISTING PAINTED BEVEL 
WOOD SIDING  - TYPICAL

EXISTING ASPHALT SHINGLE 
ROOFING - TYPICAL

EXISTING 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED 
PROFILE  - TYPICAL

EXISTING PAINTED, WOOD 
BRACKET - TYPICAL

EXISTING PAINTED WOOD 
SHINGLE  - TYPICAL

EXISTING PAINTED, ALUMINUM 
GUTTER - TYPICAL

EXISTING PAINTED WOOD 
RAILING  - TYPICAL

EXISTING PAINTED WOOD 
SHINGLE  FLARED COLUMN 
- TYPICAL

FIN. 41.76'
EX.  41.76'

FIN. 41.47'
EX.  41.47'

FIN. 41.63'
EX.  41.63'

FIN. 41.01'
EX.  41.01'

FIN. 41.40'
EX.  41.40'

FIN. 41.14'
EX.  41.14'

EXISTING PAINTED 1X12 BARGE BOARD 
C/W CANTED WOOD RAIN DRIP

EXISTING GABLE WITH 
SMALL WINDOW C/W 
PAINTED WOOD DENTIL 
MOULDING DETAIL

EXISTING
2106 8

EXISTING PAINTED 1X4 TRIM 
BOARDS - TYPICAL

EXISTING PAINTED BEVEL 
WOOD SIDING  - TYPICAL

6'
 -

 9
 1

/2
"

9'
 -

 1
0 

1/
2"

T.O. NEW BASEMENT SLAB 37.60'

T.O. MAIN FLOOR 46.06'

T.O. ROOF RIDGE 65.80'

28
'-2

"

T.O. SECOND FLOOR 55.94'

9'
 -

 1
0 

1/
2"

T.O. EXISTING BASEMENT 39.29'

1' - 8 1/2"

NEW PAINTED, ALUMINUM
GUTTER - TYPICAL

NEW ASPHALT SHINGLE
ROOFING - TYPICAL

NEW 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED
 PROFILE TO MATCH EXISITING - TYPICAL

NEW
4 0 1 6

FIN. 42.42'
EX.  42.42'

NEW PORCH - TO MATCH EXISTING PORCH
ON EAST ELEVATION - ALL DETAILS, TRIMS,

RAILING DETAILS, SOFFITS, BEAM  AND POST
DETAILS, PAINTED WOOD - TYPICAL - TO BE

MATCHED OR USED FOR PROPORTIONS
THROUGHOUT NEW CONSTRUCTION

 NEW DORMER

NEW
1 8 2 6

NEW PAINTED, WOOD BRACKET
TO MATCH EXISTING - TYPICAL

NEW PAINTED 1X4 TRIM
BOARDS C/W 1/1/2" MOULDING

W/  WOOD FLASHING STRIP
ABOVE - TO MATCH EXISTING

EXISTING
5 3 4 6

EXISTING
2 0 210

EXISTING
3 0 2 0

EXISTING
3 0 2 0

NEW PAINTED 1X12 BARGE BOARD C/W CANTED
WOOD RAIN DRIP - TO MATCH EXISTING

EXISTING PAINTED 1X12 BARGE BOARD
C/W CANTED WOOD RAIN DRIP

EXISTING PAINTED 1X4 TRIM
BOARDS C/W 1/1/2" MOULDING

W/  WOOD FLASHING STRIP
ABOVE - TO MATCH EXISTING

EXISTING
4 0 3 6

NEW INSULATED CONCRETE FORM FOUNDATION

DOTTED LINES 
INDICATES NEW 
CONSTRUCTION

NEW PAINTED WOOD BEVEL SIDING
[TO MATCH EXISTING PROFILE ]

C/W RAINSCREEN - TYPICAL

NEW PAINTED WOOD SHINGLE
[TO MATCH EXISTING PROFILE ]

C/W RAINSCREEN - TYPICAL

EXISTING PAINTED
WOOD SHINGLE

EXISTING PAINTED
BEVEL WOOD SIDING

EXISTING PAINTED
WOOD SHINGLE

EXISTING
BRICK

CHIMNEY

EXISTING 
PAINTED 
WOOD 
BRACKETS

NEW PAINTED, ALUMINUM
GUTTER - TYPICAL

NEW ASPHALT SHINGLE
ROOFING - TYPICAL

NEW 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED
 PROFILE TO MATCH EXISITING - TYPICAL

NEW PAINTED 1X4 TRIM
BOARDS - TO MATCH EXISTING

NEW PAINTED WOOD SHINGLE
[TO MATCH EXISTING PROFILE ]

C/W RAINSCREEN - TYPICAL

NEW CONCRETE STAIRWELL TO
BASEMENT DOOR C/W WITH DRAINAGE

[ T.O. CONCRETE EL. 42.94 ]

EXISTING PAINTED 
1X4 TRIM BOARDS

EXISTING ASPHALT SHINGLE 
ROOFING - TYPICAL

EXISTING 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED 
PROFILE  - TYPICAL

EXISTING PAINTED, WOOD 
BRACKET - TYPICAL

EXISTING PAINTED WOOD 
SHINGLE  - TYPICAL

EXISTING PAINTED, ALUMINUM 
GUTTER - TYPICAL

EXISTING PAINTED WOOD 
RAILING  - TYPICAL

EXISTING 
PAINTED 
WOOD 
BRACKETS

EXISTING PAINTED WOOD 
SHINGLE  FLARED COLUMN 
- TYPICAL

FIN. 41.76'
EX.  41.76'

FIN. 41.47'
EX.  41.47'

FIN. 41.63'
EX.  41.63'

12
8

12
3

12
3

42.76 T.O. NEW FOUNDATION
FIN. 42.45'
EX.  42.45'

EXISTING PAINTED
WOOD DENTIL MOULDING

ON  PAINTED WOOD
TRIM BOARD
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A-4.1WHITEHEAD RESIDENCE1/4" = 1'-0"
NORTH ELEVATION2

WHITEHEAD RESIDENCE1/4" = 1'-0"
WEST ELEVATION2



EXISTING PAINTED
WOOD DENTIL MOULDING

ON  PAINTED WOOD
TRIM BOARD

12
3

6'
 -

 9
 1

/2
"

9'
 -

 1
0 

1/
2"

T.O. NEW BASEMENT SLAB37.60'

T.O. MAIN FLOOR46.06'

T.O. ROOF RIDGE65.80'

28
'-2

"

T.O. SECOND FLOOR55.94'

9'
 -

 1
0 

1/
2"

T.O. EXISTING BASEMENT39.29'

1' - 8 1/2"

 NEW DORMER

12
3

12
8

EXISTING PAINTED 1X4 TRIM
BOARDS - TYPICAL

EXISTING PAINTED BEVEL
WOOD SIDING  - TYPICAL

NEW PAINTED, ALUMINUM 
GUTTER - TYPICAL

NEW ASPHALT SHINGLE 
ROOFING - TYPICAL

NEW 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED 
 PROFILE TO MATCH EXISITING - TYPICAL

FIN. 42.23'
EX.  42.23'

NEW PORCH - TO MATCH EXISTING PORCH 
ON EAST ELEVATION - ALL DETAILS, TRIMS, 
RAILING DETAILS, SOFFITS, BEAM  AND POST 
DETAILS, PAINTED WOOD - TYPICAL - TO BE 
MATCHED OR USED FOR PROPORTIONS 
THROUGHOUT NEW CONSTRUCTION

EXISTING
5 8 4 0

NEW PAINTED, WOOD BRACKET 
TO MATCH EXISTING - TYPICAL

EXISTING
5 3 4 6

EXISTING
3 0 2 0

EXISTING
3 0 2 0

NEW PAINTED 1X12 BARGE BOARD C/W CANTED
WOOD RAIN DRIP - TO MATCH EXISTING

EXISTING PAINTED 1X12 BARGE BOARD
C/W CANTED WOOD RAIN DRIP

EXISTING PAINTED 1X4 TRIM
BOARDS C/W 1/1/2" MOULDING

W/  WOOD FLASHING STRIP
ABOVE - TO MATCH EXISTING

EXISTING
4 0 3 6

NEW INSULATED CONCRETE FORM FOUNDATION

DOTTED LINES 
INDICATES NEW 
CONSTRUCTION

NEW PAINTED WOOD BEVEL SIDING  
[TO MATCH EXISTING PROFILE ] 
C/W RAINSCREEN - TYPICAL

NEW PAINTED WOOD SHINGLE  
[TO MATCH EXISTING PROFILE ] 
C/W RAINSCREEN - TYPICAL

EXISTING PAINTED
WOOD SHINGLE

EXISTING PAINTED
BEVEL WOOD SIDING

EXISTING PAINTED
WOOD SHINGLE

EXISTING 
PAINTED 
WOOD 
BRACKETS

NEW PAINTED, ALUMINUM 
GUTTER - TYPICAL

NEW ASPHALT SHINGLE 
ROOFING - TYPICAL

NEW 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED 
 PROFILE TO MATCH EXISITING - TYPICAL

NEW PAINTED 1X4 TRIM 
BOARDS - TO MATCH EXISTING

NEW PAINTED WOOD SHINGLE
[TO MATCH EXISTING PROFILE ]

C/W RAINSCREEN - TYPICAL

NEW CONCRETE STAIRWELL TO
BASEMENT DOOR C/W WITH DRAINAGE
[ T.O. CONCRETE EL. 42.94 ]

EXISTING ASPHALT SHINGLE
ROOFING - TYPICAL

EXISTING 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED

PROFILE  - TYPICAL

EXISTING PAINTED, WOOD
BRACKET - TYPICAL

EXISTING PAINTED WOOD
SHINGLE  - TYPICAL

EXISTING PAINTED, ALUMINUM
GUTTER - TYPICAL

EXISTING PAINTED WOOD
RAILING  - TYPICAL

EXISTING PAINTED WOOD
SHINGLE  FLARED COLUMN

- TYPICAL

FIN. 41.01'
EX.  41.01'

FIN. 41.40'
EX.  41.40'

FIN. 41.14'
EX.  41.14'

42.76T.O. NEW FOUNDATION

EXISTING ASPHALT
SHINGLE ROOFING

- TYPICAL

EXISTING
5 3 4 6

EXISTING PAINTED 
1X4 TRIM BOARDS

FIN. 42.42'
EX.  42.42'

NEW PAINTED 2X8 WOOD TRIM BOARD

EXISTING PAINTED
BEVEL WOOD SIDING

EXISTING SINGLE PANE
SLIDING WOOD WINDOWS
WITH INFIL PANELS AND 
PORCH COLUMNS

NEW PAINTED
BEVEL WOOD SIDING

[TO MATCH EXISTING PROFILE ]
C/W RAINSCREEN - TYPICAL

T.O. NEW FOUNDATION

6'
 -

 9
 1

/2
"

9'
 -

 1
0 

1/
2"

T.O. NEW BASEMENT SLAB37.60'

T.O. MAIN FLOOR46.06'

T.O. ROOF RIDGE65.80'

28
'-2

"

T.O. SECOND FLOOR55.94'

9'
 -

 1
0 

1/
2"

T.O. EXISTING BASEMENT39.29'

1' - 8 1/2"

DOTTED LINES 
INDICATES NEW 
CONSTRUCTION

NEW PAINTED, ALUMINUM 
GUTTER - TYPICAL

NEW ASPHALT SHINGLE 
ROOFING - TYPICAL

NEW 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED 
 PROFILE TO MATCH EXISITING - TYPICAL

NEW PORCH - TO MATCH EXISTING PORCH 
ON EAST ELEVATION - ALL DETAILS, TRIMS, 
RAILING DETAILS, SOFFITS, BEAM  AND POST 
DETAILS, PAINTED WOOD - TYPICAL - TO BE 
MATCHED OR USED FOR PROPORTIONS 
THROUGHOUT NEW CONSTRUCTION

NEW PAINTED, WOOD BRACKET 
TO MATCH EXISTING - TYPICAL

NEW PAINTED WOOD BEVEL SIDING  
[TO MATCH EXISTING PROFILE ] 
C/W RAINSCREEN - TYPICAL

NEW PAINTED WOOD SHINGLE  
[TO MATCH EXISTING PROFILE ] 
C/W RAINSCREEN - TYPICAL

NEW PAINTED, ALUMINUM 
GUTTER - TYPICAL

NEW ASPHALT SHINGLE 
ROOFING - TYPICAL

NEW 2X10 PAINTED WOOD TRIM BOARD
WITH OGEE MOULDING AT TOP, CURVED 
 PROFILE TO MATCH EXISITING - TYPICAL

NEW PAINTED 1X4 TRIM 
BOARDS - TO MATCH EXISTING

NEW CONCRETE STAIRWELL TO
BASEMENT DOOR C/W WITH DRAINAGE
[ T.O. CONCRETE EL. 42.94 ]

 NEW DORMER

42.76

NEW
3102 8

NEW
3102 8

NEW
3102 8

EXISTING
2 6 2 8

NEW
2 6 2 8

EXISTING
RELOCATED

2 8 110

EXISTING
2 8 6 8

EXISTING
4 0 4 0

FIN. 42.23'
EX.  42.23'

FIN. 42.42'
EX.  42.42'

EXISTING SINGLE PANE
SLIDING WOOD WINDOWS

WITH INFIL PANELS AND
PORCH COLUMNS

WHITEHEAD RESIDENCE1/4" = 1'-0"
EAST ELEVATION2
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WHITEHEAD RESIDENCE1/4" = 1'-0"
SOUTH ELEVATION2



12
8

12
3

12
3

SEE EAST ELEVATION FOR CONSERVATION MEASURES LEGEND

12
8

12
3

12
312

8

BATTERED CORNER  PORCH POST :
REPLICATE  MATERIALS AND DETAILS FOUND ON FRONT PORCH

TYPICAL OF ALL NEW BARGEBOARDS:
REPLICATE CURVED TAIL END FOUND ON EXISTING BARGEBOARDS
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WHITEHEAD RESIDENCE1/4" = 1'-0"
SOUTH ELEVATION2

WHITEHEAD RESIDENCE1/4" = 1'-0"
NORTH ELEVATION1

ORIGINAL BUILDING FABRIC RETAINED, 
REFINISHED AS REQUIRED FOR GOOD MAINTENANCE

NEW CONSTRUCTION WITH EXTERIOR TREATMENT TO MATCH
EXISTING MATERIALS AND DETAILS ON ORIGINAL HOUSE

NEW CONCRETE FOUNDATION; FINISH TO MATCH EXISTING 
FOUNDATION FINISH

RELOCATED (REPAIRED IF NECESSARY) ORIGINAL WINDOW 
(REPLICATE IF EXISTING ORIGINAL WINDOW BEYOND REPAIR)

NEW WINDOW WITH MATERIALS AND DETAILS 
REPLICATED FROM ADJACENT EXISTING ORIGINAL WINDOW
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A-4.4

ORIGINAL BUILDING FABRIC RETAINED, 
REFINISHED AS REQUIRED FOR GOOD MAINTENANCE

NEW CONSTRUCTION WITH EXTERIOR TREATMENT TO MATCH
EXISTING MATERIALS AND DETAILS ON ORIGINAL HOUSE

NEW CONCRETE FOUNDATION; FINISH TO MATCH EXISTING 
FOUNDATION FINISH

RELOCATED (REPAIRED IF NECESSARY) ORIGINAL WINDOW 
(REPLICATE IF EXISTING ORIGINAL WINDOW BEYOND REPAIR)

NEW WINDOW WITH MATERIALS AND DETAILS 
REPLICATED FROM ADJACENT EXISTING ORIGINAL WINDOW

CONSERVATION MEASURES LEGEND









City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE:   April 20, 2015 

and Members of Council  FILE NO: 2014-118-AL 

FROM: Chief Administrative Officer MEETING: C of W 

SUBJECT: Non-Farm Use Application 

12266 240 Street 

EXECUTIVE SUMMARY: 

This non-farm use application is for a northern expansion of the existing Meadowridge School site, 

which has a history of applications and incremental growth.  The application pertains to the 3.9 

hectare (10 acre) property located at 12266 240th Street.  As the RS-3 One Family Rural Residential 

zoned subject property is 100 % within the Agricultural Land Reserve, the approval of the Agricultural 

Land Commission will be required before the use of the site can be changed from Rural Residential / 

Agricultural to an institutional use.  Council’s response to the recommendation of this report is an 

indication of the degree of support for the school’s expansion.  

This report is broadly conceptual in its scope, and relates to the first step in a larger development 

process.  However, should this application be successful, there are significant development 

considerations that will need to be addressed prior to actual expansion.  One of the challenges for 

the City has been the incremental nature of the multiple applications for the school.   

It is therefore appropriate to review the Meadowridge site in its entirety, point out next steps, and 

note the requirements that must be met before the realization of the most recent development plan, 

as approved by the Agricultural Land Commission in 2013.  It is important to note that the main 

school site, where the existing buildings are situated, is only partially within the Fraser Sewer Area 

and further expansion could be constrained as a result.     

The subject property, located to the north of the existing school site, is not within the Fraser Sewer 

Area, and its development potential is limited as a consequence.  The intended use of this property 

is for outdoor educational programs that would utilize the natural features and existing buildings on 

the site in the school’s curriculum.  Given the site’s limited servicing and development potential, this 

change of use may be supportable, although a non-farm use application and subsequent rezoning 

will be required. 

With these considerations, the recommendation is to forward the application to the Agricultural Land 

Commission.    

RECOMMENDATION: 

That non-farm use Application # 2014-118-AL be forwarded to the Agricultural Land Commission. 

DISCUSSION: 

a) Background Context:

Applicant: Meadowridge School Society 
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Owner: Meadowridge School Society 

Legal Description: Lot 16, Section 22, Township 12, Plan NWP3118 

OCP : 

Existing: Agricultural 

Zoning: 

Existing: RS-3 One Family Rural Residential 

Surrounding Uses 

North: Use: Greenhouse Agriculture 

Zone: A-4 Intensive Greenhouse 

Designation Agricultural  

South: Use: School Use 

Zone: P-1 Park and School 

Designation: 11 % Institutional 89% Agricultural 

East: Use: Farm Use 

Zone: RS-3 One Family Rural Residential  

Designation: Agricultural  

West: Use: Golf Course 

Zone: Land Use Contract 

Designation: Agricultural  

Existing Use of Property: Underutilized agricultural land 

Proposed Use of Property: School Use 

Site Area: 3.9 hectares 

Access: 240th Street 

Servicing: Community water, on site septic 

BACKGROUND: 

Through a series of applications including: non farm use; subdivision of adjacent sites; consolidation 

with the parent parcel; and rezoning, Meadowridge School has grown incrementally to its current size 

of 7.0 hectares (17.3 acres), and is 89 % within the Agricultural Land Reserve.  However, only a 

portion of the main school site is within the Fraser Sewer Area, and all site development that relies 

on sewer connection would be confined to this portion.  The areas included in the Fraser Sewer Area 

are the original school site and the consolidated portions fronting 240th that are within the Urban 

Containment Bundary as designated by the Metro Vancouver Regional Growth Strategy.  Metro 

Vancouver (Greater Vancouver Sewerage and Drainage District Board) has jurisdiction over sewer 

connections to this site, and would need to approve any extension of the Fraser Sewer Area. 

Previous Applications: 

Previous Applications to the Agricultural Land Commission showing successive growth is provided 

in Figure 1 below. 

 Non-farm use application AL/052/00 was approved by the Commission for school use and

site consolidation of 1.6 hectares (4 acres) from portions of the two properties to the south

of the original school site.
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Figure 1 History of ALC applications 

for Meadowridge School 

 Application AL/012/05 was

also approved by the

Commission for non-farm use

and consolidation of a 0.8

hectare (2 acre) portion of the

property at 24169 Dewdney

Trunk Road with the original

school site. This application

proposed a revised

development plan that placed

structures where playing fields

had been indicated earlier.

This plan included a cafeteria,

theatre, science labs, 4

classrooms, and 

administrative offices. The 

Commission approved the lot

consolidation, which allowed

the applicant to acquire the

0.8 hectare (2 acre) portion

from the property at 24169

Dewdney Trunk Road.

However, the Commission did

not approve the revised

development plan.

 Application AL/106/05 proposed a development plan that was consistent with the plan

shown in application AL/012/05.   Under Resolution #39/2006 the Commission approved

Application AL/106/05 subject to the following conditions:

 maximum enrollment of 600 students;

 adherence to submitted development plan;

 construction of fence and vegetative buffer adjacent to ALR lands based on ALC

landscape buffer guidelines; and

 compliance with local authority with respect to zoning and other bylaws.

 Application 2012-085-AL was for an expanded development plan and consolidation with a

parcel fronting 240th Street that within the Urban Containment Boundary of the Regional

Growth Strategy.   This proposal included reusing the existing house on 240th Street for a

uniform shop and storage.  The accompanying staff report noted potential servicing

deficiencies that could impact the development proposal. The Commission approved the

application, and agreed to remove the cap on student enrollment.  At this point, this

approved development plan has not yet come to fruition.

Project Description: 

The current application is for a northward expansion of the school site, onto a site that is 100 % 

within the Agricultural Land Reserve and is designated Agricultural.  Due to its land use designation, 

and lack of urban services, the site is unavailable for urban levels of development.  A watercourse 
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(Latimer Creek) traverses the site. This non-farm use application seeks to use the existing 

equestrian facility for educational purposes, with the following modifications: 

 Repurpose the existing riding facility to an outdoor gym;

 Reuse or replace an existing stable building as an education centre;

 Upgrade the main house as staff housing;

 Convert the existing cottage for office and meeting space;

 Build creek crossings;

 Develop a running track and exercise circuit;

 Restoration of Latimer Creek; and

 Develop a demonstration forest.

b) Planning Analysis:

Policy Context 

Policy 6-10 of the Official Community Plan is the most relevant to this application, as follows: 

Maple Ridge will strive to maintain its agricultural land base in Maple Ridge through the following 

mechanisms:’ 

a) Supporting the Metro Vancouver Regional Growth Strategy, which includes designated

agricultural land;

b) Respecting the integrity of the urban area boundary by establishing a distinct separation

between rural and urban designated areas;

c) Designating all lands outside of the Urban Area Boundary that are within the ALR as

Agriculture in the Official Community Plan.  Non-farm uses approved by the Agricultural Land

Commission and the District will be permitted on all land designated Agricultural;

d) Striving for a balance between farming activity and conservation lands.

The development proposal includes eventual rezoning and consolidation of the subject site with the 

main Meadowridge School site in order to permit an institutional use of the site.  Further dialogue 

about the applicant’s intentions and their development considerations are as follows: 

1. Construction of a bridge over the watercourse that would link the subject property with the

school site to the south.  The bridge is considered a structure and would require a building

permit to proceed.  As it would span a property line between two parcels, the bridge could not

be permitted without either consolidating the two properties or relocating the bridge to the

east or west where both ends of the structure could be situated on the same lot.  In addition,

other agencies, such as the Department of Fisheries, would have jurisdiction over the bridge

construction process.

2. Retention of the existing dwellings (one five bedroom house and a one bedroom cottage) as

rental or as an employee residence for Meadowridge School.  Rezoning and lot consolidation

with the school site could present a problem if Meadowridge School already contains a

caretaker dwelling, as only one such structure is permitted per lot.

3. Conversion of existing agricultural structures for school uses, including an outdoor gym and

outdoor education facility.   Commission staff have confirmed that this change of use would

require a non-farm use application.  A rezoning to Institutional use would also likely be

required.
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4. Existing small greenhouse.  This structure is permitted as an agricultural use under the

current RS-3 Zone if used for growing agricultural products; however, if used as part of the

school curriculum, the use could be considered assembly, and therefore compliance with

zoning would be required.  In addition, the structure would have to comply with BC Building

Code requirements of safety for the intended use.

Next Steps: 

As noted, this non-farm use application is conceptual and Council’s support of the application is a 

necessary step in the process which includes lot consolidation and rezoning.  As the proposed 

structural changes are relatively small, and the natural amenities of the site will be emphasized, this 

use could be supportable, but the occupant load must be supported by on-site servicing, as the 

subject property is outside of the Fraser Sewer Area.   In addition, the Commission has approved 

further development of the main school site, although the applicant has not yet applied for a building 

permit.   Potential servicing deficiencies have been noted in previous applications for the main 

school site which is outside of the Urban Area Boundary and only partially included in the Fraser 

Sewer Area.   

c) Intergovernmental Issues:

Metro Vancouver and the Greater Vancouver Sewerage and Drainage District Board have jurisdiction 

over the extension of the Fraser  Sewer Area.  Recent dialogue with Metro Vancouver staff affirm that 

partially included properties may be constrained to keeping their development footprint within the 

included portions of the site, unless a formal application is made for inclusion.  If this is the case, 

Meadowridge School may not be able to realize their most recent proposed plan as approved by the 

Commission.  As demonstrated in Figures 2 and 3, the school structures proposed by this plan 

extend beyond the portions of the site that are included in the Fraser Sewer Area. 

Figure 2 Most Recent Meadowridge Development proposal as approved by the Agricultural Land 

Commission 
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Metro Vancouver (GVS&DD) is responsible for the treatment of the sanitary sewage and established 

the Fraser Sewer Area (FSA) to guide municipalities on providing service to private property. The 

Regional Growth Strategy provides policies which restricts the FSA boundary to stay within the Urban 

Containment Boundary in order to protect agriculture, conservation and rural areas. 

Metro Vancouver is responsible for the development and implementation of the Regional Growth 

Strategy.  This regional plan recognizes Institutional Uses in Rural areas, however, it states the 

following:  

Rural areas are intended to protect the existing character of rural communities, landscapes 

and environmental qualities. Land uses include low density residential development, small 

scale commercial, industrial, and institutional uses, and agricultural uses that do not require 

the provision of urban services such as sewer or transit. Rural areas are not intended as 

future urban development areas, and generally will not have access to regional sewer 

services.  

On this basis, an application to include into the Fraser Sewerage Area a property that is within the 

Agricultural Land Reserve for an institutional use may be considered inconsistent with the Regional 

Growth Strategy.   

Figure 3 Meadowridge School. Partial inclusion within Fraser Sewer Area 
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d) Interdepartmental Implications:

Engineering Department 

The Engineering Department would be responsible for applying to extend the Fraser Sewer Area to 

provide sanitary services to properties outside the FSA.  For this purpose,  a Council resolution is 

required “Requesting that Metro Vancouver include the property into the FSA”. The request is 

reviewed by both the GVS&DD and Metro Vancouver Boards for technical merit and compliance with 

policy. If the expansion is approved the City is then notified and permitted to provide sanitary 

services. If the property is not included an onsite solution will be required to address the proposed 

development application. 

The Engineering Department also administers the Subdivision and Servicing Bylaw and would review 

any Rezoning application within this context.  It should be noted that there are provisions within this 

Bylaw to waive required sewer connection in Institutional Zones.  However, the development 

proposal would have to be adequately supported by on-site servicing (i.e. septic) in order to qualify 

for this exemption.   

On this basis, it is recommended that a requirement of a possible future rezoning of the subject 

property be the registration of a restrictive covenant that sets limits on occupant load as a reflection 

of the property’s development constraints.   Most particularly the septic capacity of the land would 

need to be determined by a professional engineer. 

It should be noted that the subject property may be considered as a possible link to an east west 

connector to improve access to 256 Street.  The actual alignment of this required access has not yet 

been established, but the applicant should be made aware that this location may be considered.    

Licences, Permits, & Bylaws 

This department is responsible for ensuring that the conversion of any existing structures are safe 

for the use intended, and that the available infrastructure is adequate for any new demand placed 

on it by this new use.  The applicant intends to convert previous agricultural buildings to an assembly 

use as part of the curriculum of Meadowridge School.   Building upgrades to meet B.C. Building Code 

requirements will likely be required.   

Alternatives: 

The recommendation is to forward this application to the Agricultural Land Commission, noting the 

development constraints on these properties that will remain within the Agricultural Land Reserve 

and are considered unavailable for urban development.  As with any application, Council has the 

option of denying it.  If denied, this application would be effectively closed, and could not proceed 

further. 

CONCLUSION: 

This non farm use application is the fifth in a long series of successive increments made by 

Meadowridge School.  Details about the specific proposal have been discussed in this report along 

with development considerations.  This report has outlined the next steps should the application be 

successful and development constraints as they apply to the subject property and to the main school 

site.  Possible servicing deficiencies have been noted on this property and the main school site to 

inform the applicant that further expansion of the school site is unlikely.  Council may support an 
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application for extension of the Fraser Sewer Area, but this decision would be exclusively under the 

jurisdiction of Metro Vancouver. 

“Original signed by Diana Hall” 
_______________________________________________ 

Prepared by:  Diana Hall,  MA (Planning), MCIP, RPP 

Planner 2 

“Original signed by Christine Carter” 

_____________________________________________ 

Approved by: Christine Carter, M.PL, MCIP, RPP 

Director of Planning 

“Original signed by David Pollock”                             for 

_______________________________________________ 

Approved by: Frank Quinn, MBA, P.Eng 

GM: Public Works & Development Services 

“Original signed by Jim Rule” 

_______________________________________________ 

Concurrence: J. L. (Jim) Rule 

Chief Administrative Officer 

The following appendices are attached hereto: 

Appendix A – Subject Map 

Appendix B – Applicant’s Land Use Inquiry Letter 
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City of Maple Ridge 

TO: Her Worship Nicole Read MEETING DATE: April 20, 2015 

and Members of Council  

FROM: Chief Administrative Officer MEETING: COW 

SUBJECT: Maple Ridge Ticket Information Utilization Amending Bylaw No. 7061-2014 

EXECUTIVE SUMMARY: 

The purpose of this report is to present the Maple Ridge Ticket Information Utilization Amending 

Bylaw No.7061-2014 to bring forward specific offences in various Maple Ridge Bylaws that have 

been recently amended and that now requires the Ticket Information Bylaw to be updated. 

Since the adoption of the current Maple Ridge Ticket Information Utilization Bylaw (MTI) in December 

2013, the following bylaws have been amended; 

 Maple Ridge Highway and Traffic Bylaw No. 6704-2009

 Outdoor Burning Bylaw No 5535-1997

 Parks Regulation Bylaw No 7085-2014

 Zoning Bylaw No. 3510- 1985.

The Maple Ridge Highway and Traffic Bylaw No. 6704-2009 has been amended to revise Section 17 

to add the offence of removing a traffic notice from a windshield or chalk marks from a tire. The 

wording of the MTI bylaw must match with the Highway and Traffic Bylaw to be enforceable.  

The Fire Chief has reviewed the MTI Schedule 14 pertaining to Outdoor Burning Bylaw No 5535-

1997 and determined that there should be additions to Schedule 29 to include other offences as 

well as amending the amount of the fines by decreasing some fines and increasing others to reflect 

the seriousness of the offences. 

A new Parks Regulation Bylaw No 7085-2014 was recently adopted which has a different numbering 

system along with different potential offences.  Therefore the existing Schedule 15 must be deleted 

in its entirety and replaced with a new Schedule 15 in the MTI Bylaw attached as Appendix I to this 

report.   

Maple Ridge Zoning Bylaw No. 3510- 1985 includes Section 306.1 in the Basic Provisions section of 

the Bylaw, which provides the authority of Municipal Inspectors to perform inspections throughout 

the City. This section was not originally included in the MTI Bylaw No.6929-2012.  This was an 

oversight and this addition to the Ticketing Bylaw is needed to correct the omission. 

RECOMMENDATION(S): 

That Maple Ridge Ticket Information Utilization Amending Bylaw No.7061-2014 be given first, 

second and third readings.  
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DISCUSSION:   

Background Context: 

The most recent amendment to the MTI Bylaw was passed in December 2014. Since that 

time, Council has amended Maple Ridge Highway and Traffic Bylaw No. 6704-2009 to 

include Section 17. The addition of Section 17 to Schedule 9 of the MTI Bylaw provides the 

ability to deal with persons removing a traffic notice from their vehicle or erasing chalk marks 

from their tires in order to avoid receiving a ticket. 

After reviewing the current Schedule 14 of the MTI bylaw, the Fire Chief has requested that 

an additional five offences be added to the Schedule to assist them in dealing with outdoor 

burning violations. He has also requested that some of the fine amounts be increased and 

some decreased in order to allow them to deal with fires in a manner which underlines the 

seriousness of the offence. 

A new Parks Regulation Bylaw No 7085-2014 was adopted in 2014 and therefore Schedule 

15 of the MTI bylaw must be changed in order to reflect the wording of the new Parks Bylaw. 

The addition of Section 306 (1) to Schedule 29 of the MTI Bylaw is necessary in order to cite 

the authority required by Municipal Inspectors and Officers to perform inspections in the 

normal course of their duties. 

The MTI Bylaw needs to be updated to reflect these changes so that issued tickets will 

include the correct wording and refer to the applicable sections.  

If the amendments are not made to the Ticketing Information Bylaw, the specified offences 

will be unenforceable. 

CONCLUSIONS: 

Maple Ridge Ticket Information Utilization Amending Bylaw No.7061-2014 ensures coordination and 

compliance with other City bylaws. This amendments allows for issuance of applicable tickets. 

“Original signed by Robin MacNair” 

___________________________________________ 

Prepared by: R. MacNair 

Manager, Bylaw and Licencing Services 

“Original signed by Liz Holitzki” 

__________________________________________ 

Approved by: E.S. (Liz) Holitzki 

Director: Licences, Permits and Bylaws 

“original signed by David Pollock for Frank Quinn” 

_______________________________________________ 

Approved by: Frank Quinn, MBA, P.Eng 

General Manager: Public Works and Development Services 
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“Original signed by Jim Rule” 

__________________________________________ 

Concurrence: J.L. (Jim) Rule 

Chief Administrative Office 

RM/ 

Appendix I - Maple Ridge Ticket Information Utilization Amending Bylaw No. 7061-2014 



Appendix I 

City of Maple Ridge 

Maple Ridge Ticket Information Utilization Amending Bylaw No.7061-2014 

A bylaw to amend Maple Ridge Ticket Information Utilization Bylaw No. 6929-2012 

WHEREAS the Council of the City of Maple Ridge deems it expedient to further amend Maple Ridge 

Ticket Information Utilization Bylaw No. 6929-2012 as amended; 

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

1. This bylaw may be cited as Maple Ridge Ticket Information Utilization Amending Bylaw

No. 7061-2014

2. Maple Ridge Ticket Information Utilization Bylaw. No. 6929-2012 is amended by adding

to Schedule 9 after Section 16.3:

Remove notice or chalk mark – 17.1 

Move vehicle within same block – 17.2 

3. Maple Ridge Ticket Information Utilization Bylaw No. 6929-2012 is amended by

deleting Schedule 14 in its entirety and replacing it with:

From Maple Ridge Outdoor Burning Regulation Bylaw No. 5535 - 1997

Section Fine 

Outdoor fire 5(a)   $1000.00 

Burn noxious material 5(b) $500.00 

Burn material brought from another location 5(c)   $1000.00 

No permit 5(d) $200.00 

Agricultural Fire without permit 

Unattended Agricultural Fire 

8 

10(c) 

$500.00 

$500.00 

Unattended Backyard Fire 14(b) $200.00 

Backyard Fire after dark 

Recreational Fire contrary to Schedule “A” 

Unattended Recreational Fire 

Outdoor fire during Closure 

14(d) 

15 

16(b) 

19 

$200.00 

$100.00 

$100.00 

$500.00 

4. Maple Ridge Ticket Information Utilization Bylaw No. 6929-2012 is amended by

deleting Schedule 15 in its entirety and replacing it with:



From Maple Ridge Parks Regulation Bylaw No. 7085 - 2014 

Section  Fine 

Enter Park when closed 8.1.1 $100.00 

Deposit refuse  8.1.3 $100.00 

Deposit any off-site refuse 8.1.4 $300.00 

Carry of discharge any weapon or dangerous toy 8.1.5 $300.00 

Cut any plant  8.1.6 $500.00 

Deface any building or wall 8.1.7 $500.00 

Damage any fixture 8.1.8 $500.00 

Start any unauthorized fire 8.1.9 $200.00 

Fail to obey any sign or signal  8.1.10 $200.00 

Post or display advertising 8.1.11 $200.00 

Use advertising vehicle  8.1.12 $200.00 

Molest or harm any animal 8.1.13 $300.00 

Possess any drug paraphernalia 8.1.14 $200.00 

Carry on any unauthorized business 8.1.15 $200.00 

Use vulgar language 8.1.16 $500.00 

Disorderly or offensive conduct  8.1.17 $500.00 

Expose genitals 8.1.18 $300.00 

Excavate in a Park 8.1.19 $300.00 

Move any Natural Park Feature  8.1.20 $100.00 

Hold procession or gathering  8.1.21 $200.00 

Operate power boat 8.1.22 $200.00 

Use tobacco within 7.5 meters of playground  8.1.23 $200.00 

Discharge of fireworks  8.1.24 $200.00 

Plant trees or shrubs  8.1.25 $100.00 

Possess or consume liquor 8.1.26 $500.00 

Use a device which constitutes a hazard 8.1.27 $100.00 

Erect any structure or tent 8.1.28 $300.00 

Obstruct any employee of the City 8.1.29 $300.00 

Use or operate device that disturbs enjoyment of Park  8.1.30 $100.00 

Urinate or defecate except in toilet facility 8.1.31 $200.00 

Swim where not permitted 8.1.32 $100.00 

Skate where not permitted 8.1.33 $100.00 

Transport goods over unprotected boulevard  9.1.1 $300.00 

Drive or ride any animal or vehicle on boulevard 9.1.2 $150.00 

Drive vehicle in excess of posted speed limit  9.1.4 $150.00 

Unleased dog or other animal  11.1.1 $150.00 

Animal in prohibited area 11.1.2 $150.00 

Horse outside or designated area 11.1.4 $100.00 

Dog within 5 meters of playing field or sports surface  11.1.5 $150.00 

Unauthorized foot wear on a tennis court or bowling green 12.1.2 $150.00 

Play on tennis court or bowling green contrary to rules  12.1.3 $150.00 

Enter a park or facility during banning period  13.2.2 $250.00



5. Maple Ridge Ticket Information Utilization Bylaw No. 6929-2012 is amended by adding

to Schedule 29 before 306A(1)

Prevent authorized entry – 306(1) 

READ A FIRST TIME this ____ day of ______________, 2015. 

READ A SECOND TIME this ____ day of ______________, 2015. 

READ A THIRD TIME this ____ day of ______________, 2015. 

ADOPTED this ____ day of ______________, 2015. 

PRESIDING MEMBER CORPORATE OFFICER 



City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 

and Members of Council  

FROM: Chief Administrative Officer MEETING:  CoW 

SUBJECT: Maple Ridge Smoking Regulation Amending Bylaw No. 7151-2015 

EXECUTIVE SUMMARY: 

This report is bringing forward proposed amendments to Smoking Regulation Bylaw No.6968-2013 

to add an additional definition to “smoke or smoking” to ensure that the prohibition clearly includes 

“e-cigarettes”. 

In the original draft of the parent Bylaw the definition of “smoke or smoking” is quite broad and was 

always intended to include e-cigarettes.  The entire Bylaw including the definitions was reviewed by 

our solicitor and specifically staff raised the question with the solicitor regarding this definition to 

ensure that e-cigarettes were covered in the definition of “smoke or smoking”.  Staff were assured 

this was the case. 

However staff has been approached by the Fraser Health Officer who provided the City with a 

significantly more specific definition of e-cigarettes and requesting us to amend our Bylaw to use the 

more specific definition.  Staff has reviewed this with the solicitor and although it is still their opinion 

that our existing definition would cover e-cigarettes the definition provided by the Fraser Health Unit 

is more specific and leaves no doubt as to what the Bylaw is referring to and therefore is in 

agreement with this amendment. 

RECOMMENDATION(S): 

That Maple Ridge Smoking Regulations amending Bylaw No.7151-2015 be given first, second and 

third readings. 

DISCUSSION:  

a) Background Context:

The Canadian Cancer Society has put out an article regarding e-cigarettes in which they 

address the questions ”reduced risk or health concern?” 

The formal name for e-cigarettes is Electronic Nicotine Delivery System (ENDS or more 

commonly “e-cigs”).  This product has gained a lot of attention in the media with many 

questions surrounding these products.  Research is underway to better understand the long-

term health effects of using e-cigs.  Provided within this report are some of the clarifications 

regarding the products. 

What are e-cigarettes? 
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E-cigs are vapourizing devices that simulate the smoking experience.  These products 

contain a chemical liquid solution which can include propylene glycol, vegetable glycerin, 

flavourings and (sometimes) nicotine.  In comparing e-cigs to conventional cigarettes, it is 

believed that e-cigs are less harmful because they do not contain the same amount of 

cancer-causing carcinogenic chemicals as tobacco.  The health effects of using e-cigs for the 

user and bystanders are presently unknown.  Health Canada advises that e-cigs should not 

be used because they may pose health risks and have not been fully evaluated for safety, 

quality and effectiveness. 

To date, e-cigs with nicotine may not be legally manufactured, imported or sold in Canada but 

are readily available in some “vaping” stores and on the Internet.  Nicotine is a highly 

addictive substance that can have damaging effects on children, youth and pregnant women.  

E-cigs without nicotine may be legally sold in Canada, however, it is illegal to make a health 

claim for these products, such as stating that the e-cig is an effective cessation aid.  

Research is currently being conducted to determine potential health risks of e-cigs. 

b) Citizen/Customer Implications:

The long-term health risks of e-cigarettes are unknown.  E-cigarettes and other electronic 

nicotine delivery systems mimic the look, use and sometimes the taste of smoking a 

conventional tobacco cigarette.  However, a lack of regulation and scientific evidence along 

with misleading health claims and youth marketing have raised concerns about the wide 

availability of this produce.  Additional facts and information provided by Fraser Health are 

attached to this report as appendix I. 

CONCLUSIONS: 

The recommendations contained in this report, to support the proposed amendment Bylaw to 

include e-cigarettes as being specifically prohibited in the areas where smoking is prohibited as set 

out in the Smoking Regulation Bylaw No. 6968-2013. 

“Original signed by Liz Holitzki” 

_______________________________________________ 

Prepared by:  E.S. (Liz) Holitzki 

Director: Licences Permits and Bylaws 

“Original signed by David Pollack for Frank Quinn” 

_______________________________________________ 

Approved by: Frank Quinn, MBA, P.Eng 

General Manager: Public Works and Development Services 

“Original signed by Jim Rule” 

_______________________________________________ 

Concurrence: J.L. (Jim) Rule 

Chief Administrative Officer 

LH/ 



Appendix I 

City of Maple Ridge 

Maple Ridge Smoking Regulation Amending Bylaw No.7151 -2015 

A bylaw to amend Maple Ridge Smoking Regulation Bylaw No. 6968-2013 

WHEREAS the Council of the City of Maple Ridge deems it expedient to further amend Maple Ridge 

Smoking Regulation Bylaw No. 6968-2013 as amended; 

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

1. This bylaw may be cited as Maple Ridge Smoking Regulation Amending Bylaw No. 7151 -

2015 .

2. Maple Ridge Smoking Regulation Bylaw. No. 6968-2013 is amended in Part 4 Definitions

by adding the word and definitions of  “e-cigarette” following the definitions of Dwelling

Unit and before the word Enforcement Officer.  This shall read as follows:

“e-cigarette” means a cylinder-shaped device made of stainless steel or plastic.  It is 

similar in appearance, use and sometimes taste to a cigarette but it contains no tobacco 

and does not produce smoke.  It consists of a battery powered atomizer that vaporizes in 

a chemical liquid containing propylene glycol or vegetable glycerine, flavourings, and 

other chemicals such as formaldehyde and acetone.  The cartridge may or may not 

contain nicotine. 

3. Maple Ridge Smoking Regulation Bylaw No. 6968-2013 is further amended in Part 4

Definitions by adding the word “e-cigarette, ” to the definitions of “Smoke” or

“Smoking” following the word “cigarette,” and before the word “cigar,”,

READ A FIRST TIME this ____ day of ______________, 2015. 

READ A SECOND TIME this ____ day of ______________, 2015. 

READ A THIRD TIME this ____ day of ______________, 2015. 

ADOPTED this ____ day of ______________, 2015. 

PRESIDING MEMBER CORPORATE OFFICER 







City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 

and Members of Council  FILE NO: 5255-20-061 

FROM: Chief Administrative Officer MEETING:  C.O.W. 

SUBJECT: Award of a Contract for Integrated Stormwater Management Planning - South 

Alouette and Kanaka Creek Watersheds 

EXECUTIVE SUMMARY: 

The Province of British Columbia requires Maple Ridge and other Metro Vancouver municipalities to 

develop Integrated Stormwater Management Plans (ISMP’s) that will support community growth in a 

manner that maintains or enhances watershed health.  The City’s approved 2014 and 2015 Capital 

Budgets include funding for ISMP’s for the South Alouette and Kanaka watersheds.  Qualified 

consultants were identified through a Request for Qualifications process in 2014.  The four 

prequalified consultants responded to a subsequent Request for Proposals.  An evaluation team 

identified the Urban Systems Limited proposal of $376,555 plus taxes as meeting project objectives 

for the lowest fee.  Council approval is required to award the work. 

RECOMMENDATION: 

THAT Contract 11-5255-20-061, Integrated Stormwater Management Planning - South Alouette and 

Kanaka Creek Watersheds, be awarded to Urban Systems Limited in the amount of $376,555 plus 

taxes, and that an additional 5% contingency be established for this project; and further  

That the Corporate Officer be authorized to execute the contract. 

DISCUSSION: 

a) Background Context:

Legislative Requirement to Develop Integrated Stormwater Management Plans 

In the 1990’s, the Greater Vancouver Sewerage and Drainage District (GVS&DD) and 

member municipalities worked to develop a Provincially-approved Liquid Waste Management 

Plan (LWMP) that would take precedence over the more restrictive Provincial Waste 

Management/Environmental Management Acts.  In 2001, Maple Ridge Council authorized 

the GVS&DD to submit the LWMP to the Minister of Environment for Approval.  The Minister 

approved the plan in 2002.   

Section C39 of the 2001 LWMP committed municipalities to develop Integrated Stormwater 

Management Plans (ISMP’s) for urban watersheds.  The development of ISMP’s was to be 

facilitated through a terms of reference template developed by a regional Stormwater 

Interagency Liaison Group.  The terms of reference template was developed in 2005. 
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In 2010, the LWMP was updated and renamed the Integrated Liquid Waste and Resource 

Management Plan (ILWRMP).  Maple Ridge Council endorsed the municipal actions of the 

ILWRMP in 2010.  The Provincial Minister of Environment approved the document in 2011. 

Section 3.4.7 of the ILWRMP requires municipalities to “Develop and implement integrated 

stormwater management plans at the watershed scale that integrate with land use to 

manage rainwater runoff.”   

What is Integrated Stormwater Management Planning? 

Integrated stormwater management planning is defined in Stormwater Planning: A 

Guidebook for British Columbia (Ministry of Environment, 2002): 

“The purpose of an ISMP is to provide a clear picture of how to be proactive in applying 

land use planning tools to protect property and aquatic habitat, while at the same time 

accommodating land development and population growth.” 

Integrated Stormwater Management Planning in Maple Ridge 

In 2013, the City retained Urban Systems Limited to develop an ISMP strategy for Maple 

Ridge.  Urban Systems identified five watersheds in Maple Ridge requiring ISMP’s (see Figure 

One): 

 South Alouette

 Kanaka

 North Alouette/Blaney

 Fraser

 Thornhill/Albion

The South Alouette and Kanaka watersheds were prioritized over the others based on their 

higher development rates.  ISMP’s for the North Alouette/Blaney, Fraser and Thornhill/Albion 

watersheds are scheduled for subsequent years. 

Consultant Selection 

Consultant selection followed the City’s Purchasing Policy.  The City advertised a Request for 

Qualifications in 2014.  Six responses were received, and four consultants were prequalified. 

The City subsequently issued a Request for Proposals for the South Alouette and Kanaka 

watershed ISMP’s to the four prequalified consultants.  Four proposals were received in the 

range of $376,555 to $437,443.  A review team evaluated each proposal utilizing pre-

established evaluation criteria and concluded that the Urban Systems Proposal of $376,555  

met the project objectives for the lowest fee.   

b) Business Plan/Financial Implications:

The approved 2014 and 2015 Capital Budget, under LTC 1795, provides sufficient funds for 

the Contract.     

c) Citizens/Customer Implications:

The ISMP’s will be developed with input from various stakeholders including the public, 

environmental stewardship groups and Council.  Stakeholders will be consulted through a 

variety of means ranging from meetings to online surveys. 



d) Strategic Alignment:

The development of ISMP’s follows the vision and strategies outlined in the Corporate 

Strategic Plan under Smart Managed Growth.  ISMP’s also support the following policies from 

the City’s OCP: 

OCP Policy 5-28:  Maple Ridge will consider the preparation of watershed 

management plans that integrate watercourse protection, stormwater management, 

and sediment or erosion controls on an ecosystem basis. 

OCP Policy 5-33: Maple Ridge will adopt Provincial guidelines and standards for 

integrated rain and stormwater management and prepare an Integrated Stormwater 

Management Plan (ISMP) to maintain water quality and natural runoff rates in 

municipal watercourses. 

e) Intergovernmental Relationships:

The creation of ISMP’s is a Provincially-legislated requirement set out in the regional 

Integrated Liquid Waste and Resource Management Plan. 

CONCLUSION: 

The Province has mandated that Metro Vancouver municipalities complete Integrated Stormwater 

Management Plans (ISMP’s).  Further to a RFP process for the South Alouette and Kanaka 

watersheds, a review team has concluded that the Urban Systems’ ISMP proposal of $376,555 

meets project objectives at the lowest cost.  It is therefore recommended that the City accept the 

proposal and enter into a contract with Urban Systems Limited for the completion of the South 

Alouette and Kanaka ISMP’s. 

“Original signed by Joe Dingwall” “Original signed by Trevor Thompson” 

_________________________________________        ____________________________________ 

Prepared by:  Joe Dingwall, PEng.       Financial:       Trevor Thompson, CGA 

Manager of Utility Engineering      Concurrence:  Manager, Financial Planning 

“Original signed by David Pollock” 

_________________________________________ 

Reviewed by:  David Pollock., PEng. 

Municipal Engineer 

“Original signed by David Pollock” acting for: 

_________________________________________ 

Approved by:  Frank Quinn, MBA, PEng. 

General Manager:  Public Works & Development Services 

“Original signed by J.L. (Jim) Rule” 

__________________________________________ 

Concurrence: J.L. (Jim) Rule 

Chief Administrative Officer 





City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 

and Members of Council  FILE NO: 11-5600-05 

FROM: Chief Administrative Officer MEETING: C of W 

SUBJECT: Drinking Water Quality Report 2014 

EXECUTIVE SUMMARY: 

The City of Maple Ridge (City) operates a Municipal Water Utility under permit by the Fraser Health 

Authority (FHA) that requires an annual report be prepared and submitted to the FHA, and be 

available to the public.  A less technical brochure has also been produced and will be available on 

the City’s website and at the Municipal Hall Customer Service Centre. 

This report is for information and the attached “Drinking Water Quality Report 2014” includes an 

outline of the regulatory framework, water quality monitoring data for 2014, and explanatory 

comments on the data.  A copy of the report will be placed in the public library and on the corporate 

website. 

In 2014, water quality within the City’s municipal water distribution system met the standards 

detailed in the BC Drinking Water Protection Regulation. 

RECOMMENDATION: 

This report is for information only and no resolution is required. 

DISCUSSION: 

a) Background Context:

The City operates a Municipal Water Utility under the provisions of the provincial Local 

Government Act, and under permit by the Provincial Ministry of Health Services - Fraser 

Health Authority (FHA).  Water quality requirements are stipulated by the Provincial Drinking 

Water Protection Regulations and administered by the FHA. 

The City, as a distributor and purveyor of drinking water, is reliant on the Greater Vancouver 

Water District (GVWD) for source water quality control.  While Coquitlam Lake is the primary 

source of water delivered to Maple Ridge, the GVWD can supply Maple Ridge with water from 

Seymour Lake in the event of disruptions at Coquitlam Lake. 

1110



The City’s drinking water system operating permit requires a water quality monitoring 

program and that an annual report be prepared and submitted.  While the monitoring 

program provides a representative picture of drinking water quality within municipal mains, it 

does not provide a definite picture of drinking water quality within buildings, where water 

quality can change significantly due to pipe materials, standing times, temperature, and 

other factors. It can be assumed that samples taken within buildings may be of different 

quality than those taken from municipal mains.  The City is not responsible for 

testing/verifying water quality on private property. 

The City’s water distribution infrastructure includes approximately 400km of water main, 8 

pump stations, 8 reservoirs, and 6 re-chlorination stations. 

Samples from 20 locations in the distribution system are taken weekly and are analyzed by 

Metro Vancouver.  The results are sent to the Operations and Engineering Departments and 

to the FHA for review.  In 2014, no samples tested positive for E. coli, and no samples 

exceeded the BC Drinking Water Protection Regulation microbiological standard of 10 total 

coliforms per 100mL. 

b) Strategic Alignment:

Financial Management 

Council has directed that the City provide high quality municipal services to our citizens and 

customers in a cost effective and efficient manner.  The annual water quality monitoring 

program is intended to ensure that the water delivered by the City’s utility is of high quality. 

Smart Managed Growth 

The Corporate Strategic Plan directs that municipal infrastructure be protected and managed 

through the preparation of appropriate plans to ensure maintenance of the system.  A 

systematic water quality monitoring plan assists in ensuring that an effective water 

distribution system is managed and maintained. 

Intergovernmental Relations/Partnerships 

Council has directed that the City develop and maintain strong positive working relationships 

with the GVWD and other governmental agencies. 

The City currently benefits from good working relationships with the GVWD and FHA in the 

cooperative provision of quality drinking water. The annual monitoring program and report 

facilitates this effective relationship. 

c) Citizen/Customer Implications:

Maple Ridge water utility customers expect that the investment in the network be maintained 

to provide safe, reliable and high quality water. The annual reporting of water quality is a 

means to meet the accountability that customers expect.   

d) Interdepartmental Implications:

As part of the Public Works and Development Services Division, the Engineering and 

Operations Departments collaborate in the water utility’s planning, management, operation, 

maintenance and water quality reporting to meet water quality objectives. 



e) Policy Implications:

The reporting of water quality is consistent with the public policy approach of transparency 

and accountability as well as meeting the requirements of the FHA. 

CONCLUSIONS: 

The City monitored drinking water quality in 2014 in accordance with the Provincial mandate.  

Testing indicated that all samples met the standards detailed in the provincial Drinking Water 

Protection Regulation.  The “Drinking Water Quality Report 2014” documents the water quality 

monitoring program and test results.  The document was prepared in accordance with Fraser Health 

Authority requirements and will be available to the public.   

“Original signed by Joe Dingwall” 

_______________________________________________ 

Prepared by:  Joe  Dingwall, PEng. 

Manager of Utility Engineering 

“Original signed by David Pollock” 

_______________________________________________ 

Reviewed by:  David Pollock, PEng. 

Municipal Engineer 

“Original signed by David Pollock” acting for: 

_______________________________________________ 

Approved by:  Frank Quinn, MBA, PEng. 

General Manager:  Public Works & Development Services 

“Original signed by J.L. (Jim) Rule 

______________________________________________ 

Concurrence:  J.L. (Jim) Rule 

Chief Administrative Officer 

JD/mi 
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List of Abbreviations 
 

L = litre  

 

mL = milliliter = 10-3 L 

  

g = gram 

 

mg = milligram = 10-3 g 

 

μg = microgram = 10-6 g 

 

ppb = parts per billion = 1 x 10-9 

 

°C = degree Celsius 

 

E. coli = Escherichia coli 

 

NTU = Nephelometric Turbidity Units 

 

HPC = heterotrophic plate count 

 

CFU = colony-forming unit 

 

THM = triohalomethane 

 

HAA = haloacetic acid 

 

USEPA = United States Environmental Protection Agency 

 

Cl2 = chlorine 

 

MF = membrane filtration 

 

EOCP  = Environmental Operators Certification Program 
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Executive Summary 

The City of Maple Ridge (City) is a distributor of water that is supplied and treated by Metro 

Vancouver from its Coquitlam Lake source. In 2014, the City supplied water to approximately 

73,500 people. 

In accordance with the requirements of the BC Drinking Water Protection Regulation, the City 

sends weekly drinking water samples from 20 locations to a laboratory for analysis. Test results 

are communicated to the City and the Fraser Health Authority every week and documented in 

this annual report. In 2014, the City met all regulatory requirements for drinking water quality set 

out in the BC Drinking Water Protection Regulation:  

 No samples tested positive for E. coli

 For each 30-day period, over 90% of samples had 0 total coliform per 100mL, and no

sample had more than 10 total coliform per 100mL

In monitoring unregulated drinking water quality parameters, the City follows the 2006 Water 

Quality Monitoring and Reporting Plan for the GVRD and Member Municipalities. In 2014, the 

City was in compliance with all maximum acceptable concentration limits recommended by 

Health Canada with the exception of water temperature. 
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1.0 Introduction 

The City operates a Municipal Water Utility under the provisions of the provincial Local Government Act, 

the BC Drinking Water Protection Act, and the BC Drinking Water Protection Regulation. These obligate 

the City to meet several requirements, including:  

 Operating the utility under permit by the Provincial Ministry of Health Services

 Engaging in water quality monitoring

The roles and responsibilities for the Province, Fraser Health Authority, and Metro Vancouver/City of 

Maple Ridge (Water System Owners) are shown in Figure 1. 

Figure 1: Agency Responsibilities for Water Quality 

The City monitors drinking water quality regularly to ensure regulatory compliance. Moreover, the City 

checks a wide range of non-regulated water quality parameters to ensure residents are provided with 

water that is both safe to drink and aesthetically pleasing. Results for both regulated and unregulated 

parameters are presented in this report.  

Ministry of Healthy Living and Sport 
Creates and “owns” 

Drinking Water Protection Act and Regulation 

Health Authority 
Administration & Enforcement 

of Legislation/Regulations 

Water System Owners 

Provision of Safe Drinking 

Water + Notification of Water 

Quality Problems 



City of Maple Ridge 

Drinking Water Quality Report 2014 

 
 

5 
 

2.0 Background 
 

The City is supplied with water from protected and undeveloped Metro Vancouver watersheds. Drinking 

water is conveyed to Maple Ridge residents through Metro Vancouver transmission mains and 

approximately 400km of municipal water distribution pipes. 

 

2.1 Source Water 
 

Metro Vancouver supplies water to the City through a series of pipes linking Maple Ridge to the 

Coquitlam, Seymour and Capilano watersheds. While the Coquitlam watershed is the primary source of 

water for Maple Ridge, Metro Vancouver has the ability to convey water from the Seymour watershed 

to Maple Ridge in the event of a service disruption at the Coquitlam source. Metro Vancouver operates 

an ultraviolet (UV) light water treatment facility at the Coquitlam watershed which disinfects source 

water prior to it entering the distribution system.  

 

2.2 Distribution System 
 

The City distributes water to businesses, institutions and over 73,000 residents. Water distribution 

infrastructure includes approximately 400km of water mains, 8 pump stations, and 8 reservoirs. The 

Municipality also operates 6 re-chlorination stations to boost residual chlorine levels in the distribution 

system. 

 

The distribution system is managed by a team of professionals within the Public Works and 

Development Services Division, under the leadership of the General Manager of Public Works and 

Development Services. The City staffs operators that are certified at Level 4 of the Environmental 

Operators Certification Program (EOCP). The system is also regulated by Maple Ridge’s Water Service 

Bylaw 6002-2001. 

 

2.3 Facility Maintenance 
 

Water quality is influenced by water system maintenance and improvement strategies that are 

implemented by the City’s Operations and Engineering Departments. 

 

2.3.1 Water Main Flushing 
 

Water main flushing is a method of cleaning sediment and material accumulation from water mains. 

Flushing involves manipulating valves and discharging water through fire hydrants or blow off points. 

The discharged water carries sediment and other solids with it, thus cleaning the mains. The City 

cleaned 21% of the distribution system using this method in 2014. In support of summer water 

conservation efforts, the City’s annual flushing program is scheduled to take place only between 

October and May. 

 

2.3.2 Reservoirs  
 

Water reservoirs are cleaned to remove sediment and algae which may serve as nutrients to 

microorganisms. The City currently cleans its reservoirs on a 7 year cycle. 
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2.3.3 Water Main Repairs and Improvements 

Water quantity, quality, and reliability can be improved through the repair and strategic replacement 

of water mains. Computer modeling and asset management analyses are carried out to identify 

future deficiencies in the system and plan improvements.  

2.4 Re-Chlorination Stations 

Chlorine levels are continually monitored at 6 re-chlorination stations throughout the distribution 

system. Additional chlorine is automatically injected into the drinking water at these locations if 

detected chlorine levels are too low. The re-chlorination stations are inspected daily and adjusted as 

necessary.  
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3.0 Regulated Drinking Water Quality Parameters 
 

Metro Vancouver and the City are responsible for monitoring water quality in different parts of the 

regional drinking water system. Metro Vancouver is responsible for monitoring the quality of water 

leaving the treatment plants and within their transmission mains. The City is responsible for monitoring 

water quality in distribution mains throughout Maple Ridge.  

 

The quality of water distributed within the City is monitored in accordance with requirements set out in 

provincial regulations. This section describes the monitoring program and water quality results for 2014. 

 

3.1 Water Quality Sampling and Monitoring 
 

Water quality is monitored for regulatory compliance on a weekly basis at the City’s 20 sampling 

locations as well as at Metro Vancouver’s 3 sampling locations within Maple Ridge.  

 

Sampling site locations and codes are illustrated on a map in Appendix B. Samples are taken weekly 

by City Operations Department staff and sent to the Metro Vancouver laboratory for analysis. Metro 

Vancouver staff analyze the samples and communicate the results to the City and Fraser Health 

Authority. Responses to unacceptable results would vary between flushing water mains and possibly 

issuing a boil water advisory, depending on the significance of the parameter of concern.  

 

The monitoring program provides a representative picture of drinking water quality within regional and 

municipal water mains. However, it does not provide a definitive picture of drinking water quality within 

buildings where water quality can change significantly due to pipe material, standing time, 

temperature, and other factors. It can be assumed that samples taken within buildings will be of 

different quality than those taken from municipal mains. The City is not responsible for water quality on 

private property. 

 

3.2 Bacteriological Monitoring and Results  
 

The BC Drinking Water Protection Regulation requires the City to carry out routine sampling and testing 

for Escherichia coli (E. coli) and total coliform bacteria. These are considered “indicator organisms” 

because their presence or absence can provide a good indication of microbial water quality. Figure 2 

and Figure 3 show Metro Vancouver Laboratory technicians processing a water sample and testing it 

for the presence of coliform bacteria. 

 

3.2.1 Escherichia Coli 
 

E. coli is a type of coliform bacteria present exclusively in the feces of humans and other animals. 

The existence of E. coli in a water sample indicates recent fecal contamination and the possible 

presence of intestinal disease-causing bacteria, viruses, and protozoa. The BC Drinking Water 

Protection Regulation standard for E. coli is none detectable per 100 ml. In 2014, no samples tested 

positive for E. coli. 
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Figure 2: Metro Vancouver Laboratory technician 

processing water sample in preparation for coliform 

bacteria check 

 
Figure 3: Metro Vancouver Laboratory technician 

checking water sample for coliform bacteria 

 

3.2.2 Total Coliform 
 

The total coliform group of bacteria ranges from being fecal-specific, such as E. coli, to being widely 

distributed in water, soil, and vegetation. The BC Drinking Water Protection Regulation standards for 

total coliform are described in Table 1. 

 

Table 1: BC Drinking Water Protection Regulation Standards for Total Coliform 

Occurrence Standard 

1 Sample in a 30 day period No detectable total coliform per 100mL 

More than 1 sample in a 30 day 

period 

At least 90% of samples have 0 total coliform per 100mL 

and no sample has more than 10 total coliform per 100mL 

 

In 2014 there were no detectable total coliform per 100mL for any samples. Table 2 lists the annual 

number of samples found to contain total coliform between 2006 and 2014. 
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Table 2: Total Coliform Results by Year 

Year 
Number of Samples 

with Total Coliform 

2014 0 

2013 0 

2012 2 

2011 1 

2010 3 

2009 1 

2008 0 

2007 5 

2006 0 

3.2.3 Frequency of Monitoring Samples 

The monitoring frequency for the detection of E. coli and total coliforms is stipulated by the BC 

Drinking Water Protection Regulation. Current requirements are identified in Table 3. With a total of 

20 weekly sampling sites at various points in the City’s water distribution system, the average 

number of monthly samples (85) exceeds the stipulated value of 73 (based on a directly serviced 

population of approximately 73,500). The Metro Vancouver samples taken every month within the 

City provide an additional point of reference. As the City’s population grows, additional sampling sites 

will be added. 

Table 3: Monitoring Frequency for the detection of E. coli and total coliforms 

Population Served Target No. of Samples per Month 

Less than 5,000 4 

5,000 to 90,000 1 per 1,000 of population 

More than 90,000 90 plus 1 per 10,000 of population in excess of 90,000 
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4.0 Unregulated Drinking Water Quality Parameters 

In monitoring unregulated drinking water quality parameters, the City exceeds the Water Quality 

Monitoring and Reporting Plan for the GVRD and Member Municipalities. This section reports on the 

City’s non-regulatory monitoring. 

4.1 Free Chlorine 

In the Guidelines for Canadian Drinking Water Quality, Health Canada states that for health 

considerations, a “guideline value [maximum acceptable concentration level for chlorine] is not 

necessary due to low toxicity at concentrations found in drinking water.”  

With respect to a minimum chlorine concentration, no regulations exist for British Columbia. However, 

Health Canada reports that “free chlorine concentrations in most Canadian drinking water distribution 

systems range from 0.04 to 2.0 mg/L.”1   

Residual chlorine concentrations are affected by various parameters such as time in the distribution 

system, turbidity levels, pipe material, and temperature. 

Table 5 and the maps in Appendix B show that: 

 In 2014, the average free chlorine residual at all stations in Maple Ridge was greater than 0.2

mg/L

 Stations 400, 441 and 449 had the greatest number of samples with chlorine residuals less

than 0.2 mg/L

Detailed free chlorine residual data charted in Appendix F and tabulated in Appendix G indicates that 

four of the 1,246 samples had no chlorine residual. All four samples were taken at sampling stations 

in low-demand locations, stations 400 and 441. None of the samples with undetectable chlorine levels 

contained E coli or Total Coliforms, and HPC counts were relatively low (less than 500) for all samples 

(see Table 4). 

1 Guidelines for Canadian Drinking Water Quality - Guideline Technical Document - Chlorine - (Health Canada, 2009) 
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Table 4: Water Quality Parameters for Samples with Undetectable Chlorine 

Sample 

name 
Sample Location 

Sampled 

Date 

Cl2 

Free 

mg/L 

Ecoli 

MF/ 

100mL 

HPC 

CFU/ 

mL 

Temp. 

°C 

Total 

Coliform 

MF/ 

100mL 

Turb. 

NTU 

MPR-400 
Powell Ave. West of 

203rd Street 
6-May-14 <0.01 <1 100 11 <1 0.23 

MPR-400 
Powell Ave. West of 

203rd Street 
17-Jun-14 <0.01 <1 10 14 <1 0.39 

MPR-400 
Powell Ave. West of 

203rd Street 
7-Oct-14 <0.01 <1 14 16 <1 0.39 

MPR-441 132 Ave. @ Cedar Way 2-Sep-14 <0.01 <1 12 19 <1 0.22 

4.2 Turbidity 

Turbidity, measured in Nephelometric Turbidity Units (NTU), is a measure of water clarity. There are no 

provincial guidelines for turbidity within a distribution system. Average turbidity values at all sample 

stations are displayed below in Table 5. Detailed turbidity data for 2014 is charted in Appendix F and 

tabulated in Appendix G.  

Variations in turbidity within a distribution system are normal. Higher levels may be associated with 

turbidity in source water or local system events such as high flow rates from unidirectional flushing, 

fire-fighting, or water main breaks. In the event that a high level of turbidity is detected, the City will 

determine whether this is expected due to system operations. If the event is unexpected, the City will 

confirm turbidity level and flush the mains should high turbidity levels persist. 
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Table 5: 2013 Chlorine Residual and Turbidity Results by Site 

Station 

Total 

Samples 

Taken 

Average 

Free 

Chlorine 

in mg/L 

Average 

Turbidity 

in NTU 

Samples 

Taken with 

Free 

Chlorine 

Greater 

Than or 

Equal to 0.2 

mg/L (#) 

Samples 

Taken 

with Free 

Chlorine 

Less Than 

0.2 mg/L 

(#) 

Samples 

Taken with 

Free 

Chlorine 

Greater 

Than or 

Equal to 0.2 

mg/L (%) 

Samples 

Taken 

with Free 

Chlorine 

Less Than 

0.2 mg/L 

(%) 

MPR-400 52 0.23 0.31 30 22 58% 42% 

MPR-431 52 0.93 0.39 51 1 98% 2% 

MPR-432 52 0.92 0.42 52 0 100% 0% 

MPR-433 34 0.82 0.40 34 0 100% 0% 

MPR-434 52 0.60 0.39 43 9 83% 17% 

MPR-435 52 0.46 0.35 52 0 100% 0% 

MPR-436 52 0.86 0.35 52 0 100% 0% 

MPR-437 52 1.03 0.41 52 0 100% 0% 

MPR-438 52 0.97 0.37 52 0 100% 0% 

MPR-439 52 0.72 0.32 52 0 100% 0% 

MPR-440 52 0.98 0.41 52 0 100% 0% 

MPR-441 52 0.28 0.37 27 25 52% 48% 

MPR-442 52 0.51 0.40 52 0 100% 0% 

MPR-443 52 0.91 0.48 52 0 100% 0% 

MPR-444 52 0.64 0.35 52 0 100% 0% 

MPR-445 52 0.54 0.38 42 10 81% 19% 

MPR-446 52 0.52 0.38 42 10 81% 19% 

MPR-447 52 0.82 0.44 52 0 100% 0% 

MPR-448 52 0.57 0.37 48 4 92% 8% 

MPR-449 52 0.21 0.34 29 23 56% 44% 

GV-071 74 0.79 0.46 74 0 100% 0% 

GV-072 80 0.92 0.51 80 0 100% 0% 

GV-098 70 0.53 0.42 70 0 100% 0% 

4.3 Heterotrophic Plate Count 

Samples are tested for the presence of heterotrophic bacteria to detect possible changes in water 

quality. However, Health Canada does not suggest a maximum acceptable concentration for 

heterotrophs. Instead, it recommends that increases in heterotrophic plate count (HPC) concentrations 

above baselines levels be considered undesirable. 

Table 6 shows the annual number of samples with HPCs over 500 CFU/mL between 2006 and 2014. 

In response to HPC counts at or above the level, the City will re-test and flush water mains. HPC data 

for each sample taken in 2014 is provided in Appendix G. 
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Table 6: HPC Results by Year 

Year 
Number of Samples with 

HPC > 500 CFU/mL 

2014 0 

2013 0 

2012 0 

2011 1 

2010 1 

2009 1 

2008 4 

2007 1 

2006 7 

4.4 Disinfection Byproducts 

Disinfection byproducts such as trihalomethanes (THMs) and haloacetic acids (HAAs) can form when 

the chlorine used to disinfect drinking water reacts with naturally occurring organic matter. Health 

Canada considers certain HAAs and some THMs to be possibly carcinogenic to humans. Health 

Canada also reports that “High Levels of THMs may also have an effect on pregnancy. A California 

study found that pregnant women who drank large amounts of tap water with high THMs had an 

increased risk of miscarriage. These studies do not prove that there is a link between THMs and 

cancer or miscarriage. However, they do show the need for further research in this area to confirm 

potential health effects.”2  

Health Canada recommends that running average (last four quarters) for THMs and HAAs be below 

100 and 80 ppb respectively. Drinking water at four locations in Maple Ridge was tested quarterly for 

THMs and HAAs. Running averages for all locations remained below recommended values. See 

Appendix C for detailed quarterly results. 

4.5 pH 

pH is a measure of the acid-base equilibrium of water. pH is of concern in a water distribution system 

because at low values water becomes corrosive while at high values chlorine disinfection is less 

efficient. Health Canada indicates that an acceptable pH range for drinking water is 6.5 – 8.5 pH units. 

8 distribution system samples were tested for pH. Test results ranged of 7.1 to 7.3 pH units (See 

Appendix C). 

4.6 Metals 

The City tested samples at 3 monitoring sites for concentrations of various metals. Test results are 

shown in Appendix D, along with maximum concentration limits suggested by Health Canada and the 

U.S. Environmental Protection Agency (USEPA). USEPA values are referenced only where Health 

Canada does not recommend a limit. As shown in Appendix D, all measured metal concentrations were 

below the limits recommended by Health Canada and the USEPA. Neither Health Canada nor the 

USEPA suggest drinking water quality guidelines for calcium, cobalt, magnesium, molybdenum, nickel 

or potassium. Additional information related to concentrations of these metals is provided in Appendix 

E. 

2
 Health Canada Website http://www.hc-sc.gc.ca/hl-vs/iyh-vsv/environ/chlor-eng.php accessed January 2015 

http://www.hc-sc.gc.ca/hl-vs/iyh-vsv/environ/chlor-eng.php


City of Maple Ridge 

Drinking Water Quality Report 2014 

 
 

14 
 

 

4.7 Temperature 
 

Health Canada sets an aesthetic objective of 15°C for drinking water. Water temperature exceeding 

this objective can result in consumer complaints and the growth of nuisance organisms that could lead 

to unpleasant tastes and odors. Figure 4 shows average monthly drinking water temperatures in Maple 

Ridge. In July, August, and September the average monthly temperatures were 15.9, 16.7, 16.5 

respectively exceeding Health Canada’s objective. Detailed temperature information is provided in 

Appendix G.  

 

 
Figure 4: Average Monthly Drinking Water Temperature Chart 

 

4.8 Vinyl Chloride 
 

The concentration of vinyl chloride was tested in 6 samples during 2014. As indicated in Appendix D, 

all results were non-detectable (less than 1 μg/L), less than the Health Canada Guideline of 2 μg/L. 
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5.0 Response to Potential Contamination 
 

In the event that contaminants are detected in the water distribution system, a series of protocols will be 

carried out to communicate the event to City, Fraser Health Authority and Metro Vancouver staff. The 

agencies will then work together to confirm the incident, determine the nature of the risk to public 

health, and issue public notices as appropriate. Depending on the level of risk, a water quality advisory, 

boil water notice, or do-not-use water notice could be issued. Public notices would be communicated 

through various media. The City’s contamination response plan is embedded in emergency planning 

documents. 

 

6.0 Public Health Message from the Medical Health Officer 
 

Fraser Health’s Medical Health Officer has requested that a fact sheet entitled “Preventing Water-Borne 

Infections for People with weakened Immune Systems” be included in this report. The fact sheet is 

presented in Appendix H. Additionally, the Medical Health Officer has requested the following message 

be included in this report: 

 

 
 

7.0 Conclusion 
 

The City monitored drinking water quality in 2014 in accordance with provincial regulations. 1022 

drinking water samples were obtained from the municipal water distribution system at 20 sites 

throughout the City. Metro Vancouver Laboratory testing indicated that all samples met Provincial 

Drinking Water Protection Regulation Standards. 

 

 
  

Anytime the water in a particular faucet has not been used for six hours or longer, “flush” your cold-

water pipes by running the water until you notice a change in temperature. (This could take as little 

as five to thirty seconds if there has been recent heavy water use such as showering or toilet 

flushing. Otherwise, it could take two minutes or longer.) The more time water has been sitting in your 

home’s pipes, the more lead it may contain. 

 

Use only water from the cold-tap for drinking, cooking, and especially making baby formula. Hot water 

is likely to contain higher levels of lead. 

 

The two actions recommended above are very important to the health of your family. They will 

probably be effective in reducing lead levels because most of the lead in household water usually 

comes from the plumbing in your house, not the local water supply. 
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Appendix A: Sampling Station Locations 
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MPR-434 102 Ave. East of 241A St. 14/05/2013 <1 <1 <1 29 29 <0.5 14 <1 7 17 38

MPR-434 102 Ave. East of 241A St. 19/09/2013 <1 <1 <1 29 30 <0.5 11 <1 12 12 35

MPR-434 102 Ave. East of 241A St. 26/11/2013 <1 <1 <1 27 28 <0.5 16 <1 11 20 49

MPR-434 102 Ave. East of 241A St. 04/03/2014 <1 <1 <1 28 28 29 <0.5 16 <1 9 14 41 40

MPR-434 102 Ave. East of 241A St. 06/06/2014 <1 <1 <1 29 30 29 <0.5 14 <1 8 12 35 40

MPR-434 102 Ave. East of 241A St. 02/09/2014 <1 <1 <1 28 29 29 <0.5 15 1 10 17 44 42

MPR-434 102 Ave. East of 241A St. 18/11/2014 <1 <1 <1 52 53 35 <0.5 9 <1 5 46 61 45

MPR-435 240 St. South of Abernethy Way 14/05/2013 <1 <1 <1 37 37 <0.5 18 <1 4 30 52

MPR-435 240 St. South of Abernethy Way 19/09/2013 1 <1 <1 40 42 <0.5 14 <1 6 34 54

MPR-435 240 St. South of Abernethy Way 26/11/2013 <1 <1 <1 38 39 <0.5 14 <1 6 31 53

MPR-435 240 St. South of Abernethy Way 04/03/2014 <1 <1 <1 28 29 37 <0.5 17 <1 11 25 54 53 7.1

MPR-435 240 St. South of Abernethy Way 06/06/2014 <1 <1 <1 32 33 36 <0.5 13 <1 7 17 38 50 7.2

MPR-435 240 St. South of Abernethy Way 02/09/2014 1 <1 <1 37 38 35 <0.5 12 2 6 37 57 50 7.2

MPR-435 240 St. South of Abernethy Way 18/11/2014 <1 <1 <1 48 49 37 <0.5 19 <1 9 38 67 54 7.1

MPR-438 125 Ave. West off 256 St. 14/05/2013 <1 <1 <1 40 40 <0.5 21 <1 7 36 65

MPR-438 125 Ave. West off 256 St. 19/09/2013 1 <1 <1 47 48 <0.5 21 <1 12 22 56

MPR-438 125 Ave. West off 256 St. 26/11/2013 <1 <1 <1 41 42 <0.5 24 <1 12 38 75

MPR-438 125 Ave. West off 256 St. 04/03/2014 <1 <1 <1 34 35 41 <0.5 19 <1 10 29 58 64 7.2

MPR-438 125 Ave. West off 256 St. 06/06/2014 <1 <1 <1 37 38 41 <0.5 16 <1 10 20 46 59 7.2

MPR-438 125 Ave. West off 256 St. 02/09/2014 1 <1 <1 36 37 38 <0.5 23 <1 12 37 73 63 7.3

MPR-438 125 Ave. West off 256 St. 18/11/2014 <1 <1 <1 54 55 41 <0.5 36 <1 13 62 112 72 7.3

MPR-440 232 St. @ 117 Ave. 14/05/2013 <1 <1 <1 27 27 <0.5 12 <1 8 12 32

MPR-440 232 St. @ 117 Ave. 19/09/2013 <1 <1 <1 27 27 <0.5 16 <1 13 15 44

MPR-440 232 St. @ 117 Ave. 26/11/2013 <1 <1 <1 27 28 <0.5 15 <1 10 17 44

MPR-440 232 St. @ 117 Ave. 04/03/2014 <1 <1 <1 25 25 27 <0.5 13 <1 8 9.6 31 38

MPR-440 232 St. @ 117 Ave. 06/06/2014 <1 <1 <1 26 27 27 <0.5 13 <1 8 12 35 39

MPR-440 232 St. @ 117 Ave. 02/09/2014 <1 <1 <1 23 24 26 <0.5 12 <1 10 14 37 37

MPR-440 232 St. @ 117 Ave. 18/11/2014 <1 <1 <1 39 40 29 <0.5 19 <1 11 24 55 40

p
H

 U
n

it
s

Maximum Acceptable Concentration (Health Canada 

Guidelines for Canadian Drinking Water Quality)

Sample Site Sample Location Date Sampled

THM (ppb) HAA (ppb)
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Appendix D: Metals and Vinyl Chloride 



City of Maple Ridge 

Drinking Water Quality Report 2014 

25 

Metal Concentration 

Sample  

Name
Sample Location

Sampled

Date

A
lu

m
in

iu
m

 T
o

ta
l 
(µ

g
/
L
)

A
n

ti
m

o
n

y 
T
o

ta
l 
(µ

g
/
L
)

A
rs

e
n

ic
 T

o
ta

l 
(µ

g
/
L
)

B
a

ri
u

m
 T

o
ta

l 
(µ

g
/
L
)

B
o

ro
n

 T
o

ta
l 
(µ

g
/
L
)

C
a

d
m

iu
m

 T
o

ta
l 
(µ

g
/
L
)

C
a

lc
iu

m
 T

o
ta

l 
(µ

g
/
L
)

C
h

ro
m

iu
m

 T
o

ta
l 
(µ

g
/
L
)

C
o

b
a

lt
 T

o
ta

l 
(µ

g
/
L
)

C
o

p
p

e
r 

T
o

ta
l 
(µ

g
/
L
)

Ir
o

n
 T

o
ta

l 
(µ

g
/
L
)

L
e

a
d

 T
o

ta
l 
(µ

g
/
L
)

M
a

g
n

e
s
iu

m
 T

o
ta

l 
(µ

g
/
L
)

M
a

n
g
a

n
e

s
e

 T
o

ta
l 
(µ

g
/
L
)

M
e

rc
u

ry
 T

o
ta

l 
(µ

g
/
L
)

M
o

ly
b

d
e

n
u

m
 T

o
ta

l 
(µ

g
/
L
)

N
ic

k
e

l 
T
o

ta
l 
(µ

g
/
L
)

P
o

ta
s
s
iu

m
 T

o
ta

l 
(µ

g
/
L
)

S
e

le
n

iu
m

 T
o

ta
l 
(µ

g
/
L
)

S
il
v
e

r 
T
o

ta
l 
(µ

g
/
L
)

S
o

d
iu

m
 T

o
ta

l 
(µ

g
/
L
)

Z
in

c
 T

o
ta

l 
(µ

g
/
L
)

n
o

n
e

6 10 1000 5000 5

n
o

n
e

50

n
o

n
e

1000 300 10

n
o

n
e

50 1

n
o

n
e

n
o

n
e

n
o

n
e

10

n
o

n
e

200,000 5000

50-200

n
o

n
e

n
o

n
e

n
o

n
e

n
o

n
e

n
o

n
e

n
o

n
e

100

A H H H H H H A A H A H H A A A

MPR-431 Dewdney Trunk Rd. @ 201B St. 20-May-14 84 <0.5 <0.5 2.3 <10 <0.2 934 0.06 <0.5 6.2 47 <0.5 103 2.5 <0.05 <0.5 <0.5 108 <0.5 <0.5 5090 <3

MPR-435 240 St. South of Abernethy Way 20-May-14 81 <0.5 <0.5 2.2 <10 <0.2 1010 0.06 <0.5 15.2 47 <0.5 100 1.9 <0.05 <0.5 <0.5 108 <0.5 <0.5 5240 <3

MPR-446 128th Ave and Willow Place 20-May-14 88 <0.5 <0.5 3.9 <10 <0.2 1690 0.08 <0.5 2.8 77 <0.5 100 3.4 <0.05 <0.5 <0.5 125 <0.5 <0.5 7590 <3

MPR-431 Dewdney Trunk Rd. @ 201B St. 12-Nov-14 130 <0.5 <0.5 2.6 <10 <0.2 886 <0.05 <0.5 3.3 56 <0.5 104 2 <0.05 <0.5 <0.5 122 <0.5 <0.5 6700 <3

MPR-435 240 St. South of Abernethy Way 12-Nov-14 111 <0.5 <0.5 2.7 <10 <0.2 1040 0.05 <0.5 15.8 55 <0.5 101 1.6 <0.05 <0.5 <0.5 124 <0.5 <0.5 6940 <3

MPR-446 128th Ave and Willow Place 12-Nov-14 112 <0.5 <0.5 4.4 <10 <0.2 1800 0.08 <0.5 4.1 87 <0.5 105 2 <0.05 <0.5 <0.5 144 <0.5 <0.5 12200 3.2

Maximum Acceptable Concentration 

(Guidelines for Canadian Drink ing Water 

Quality)

Max imum Acceptable Concentration (USEPA 

National Secondary Drink ing Water 

Regulations) 

Reason Guideline Established - Health (H) or 

Aesthetic (A)
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Vinyl Chloride Concentration 

Sample Site 

Number 
Sample Reported Name Sampled date 

Vinyl Chloride 

(mg/L) 

MPR-431 Dewdney Trunk Rd. @ 201B St. 10-Jun-14 <0.0010 

MPR-431 Dewdney Trunk Rd. @ 201B St. 4-Nov-14 <0.0010 

        

MPR-435 240 St. South of Abernethy Way 10-Jun-14 <0.0010 

MPR-435 240 St. South of Abernethy Way 4-Nov-14 <0.0010 

        

MPR-446 128th Ave and Willow Place 10-Jun-14 <0.0010 

MPR-446 128th Ave and Willow Place 4-Nov-14 <0.0010 
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Appendix E: Metals without Maximum Concentration Guidelines 

Neither Health Canada nor the USEPA suggest maximum concentration guidelines for calcium, cobalt, 

magnesium, molybdenum, nickel, or potassium in drinking water. Additional information related to these 

metals is provided below. 

Calcium 

Health Canada reports “there is no evidence of adverse health effects specifically attributable to calcium in 

drinking water. Insufficient data are available to set a specific value for an aesthetic objective for calcium in 

drinking water. A guideline for calcium has therefore not been specified – Measurements of water samples 

collected from 71 municipalities across Canada showed that the mean calcium concentrations were 21,400 

μg/L for distributed water”.3 

Cobalt 

Neither Health Canada nor the USEPA publish a drinking water quality standard for cobalt. However, as a 

point of reference one might consider that the BC Ministry of Environment recommends that the maximum 

concentration of total cobalt should not exceed 110 μg/L to “protect aquatic life in the freshwater 

environment from acute effects of cobalt”.4 

Magnesium 

Health Canada reports “there is no evidence of adverse health effects specifically attributable to magnesium 

in drinking water. A guideline for magnesium has therefore not been specified. Two national surveys of 

drinking water supplies, encompassing 115 municipalities across Canada, were conducted in 1976 and 

1977; magnesium concentrations in distributed water ranged from 200 to 59,500 μg/L”.5 

Molybdenum 

Neither Health Canada nor the USEPA publish a drinking water quality standard for Molybdenum. However, 

as a point of reference one might consider that the BC Ministry of Environment recommends a maximum of 

50 μg/L for various water uses such as irrigation and drinking water for livestock.6 

Nickel 

Neither Health Canada nor the USEPA publish a drinking water quality standard for nickel. However, as a 

point of reference one might consider that the BC Ministry of Environment recommends a maximum 

concentration of 8.3 μg/L nickel for marine aquatic life.7 

3
 Guidelines For Canadian Drinking Water Quality – Supporting Documents – Calcium, Health Canada (1978, updated 1987) 

4
 Ambient Water Quality Guidelines for Cobalt Overview Report, BC Ministry of Environment (2004) 

5
 Guidelines For Canadian Drinking Water Quality – Supporting Documents- Magnesium, Health Canada (1978, updated 

1987) 
6
 Water Quality Criteria for Molybdenum Overview Report, BC Ministry of Environment (1986) 

7
 A compendium of Working Water Quality Guidelines for British Columbia, BC Ministry of Environment (2008) 



City of Maple Ridge 

Drinking Water Quality Report 2014 

28 

Potassium 

Neither Health Canada nor the USEPA publish a drinking water quality standard for potassium. However, as 

a point of reference one might consider that the BC Ministry of Environment recommends a maximum 

concentration of 373, 000 μg/L potassium for freshwater aquatic live.8 

8
 A Compendium of Working Water Quality Guidelines for British Columbia, BC Ministry of Environment (2008) 
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Appendix F: Free Chlorine and Turbidity Charts 
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-432 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-433 
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-434 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-435 

Free Chlorine Turbidity Target Chlorine Concentration



City of Maple Ridge 

Drinking Water Quality Report 2014 

33 

0

0.2

0.4

0.6

0.8

1

1.2

1.4

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

m
g

/
L
 F

re
e

 C
h

lo
ri

n
e

 /
 N

e
p

h
e

lo
m

e
tr

ic
 T

u
rb

id
it

y 
U

n
it

s
 

2014 Free Chlorine & Turbidity Data for Sample Site MPR-436 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-437 

Free Chlorine Turbidity Target Chlorine Concentration

Highest turbidity was 2.5 

NTU on December 9, 2014. 
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-438 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-439 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-440 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-441 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-442 

Free Chlorine Turbidity Target Chlorine Concentration

Highest turbidity was 1.7 

NTU on February 25, 2014. 
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-443 

Free Chlorine Turbidity Target Chlorine Concentration

Highest turbidity was 4.2 

NTU on March 4, 2014. 
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-444 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-445 

Free Chlorine Turbidity Target Chlorine Concentration

Highest turbidity was 2.6 

NTU on August 12, 2014. 
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-446 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-447 

Free Chlorine Turbidity Target Chlorine Concentration

Highest turbidity was 2.9 

NTU on March 4, 2014. 
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-448 

Free Chlorine Turbidity Target Chlorine Concentration
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2014 Free Chlorine & Turbidity Data for Sample Site MPR-449 

Free Chlorine Turbidity Target Chlorine Concentration

Highest turbidity was 2 

NTU on October 14, 2014. 
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2014 Free Chlorine & Turbidity Data for Sample Site GV-071 

Free Chlorine Turbidity Target Chlorine Concentration

Highest turbidity was 2.5 

NTU on November 5, 2014. 

0

0.2

0.4

0.6

0.8

1

1.2

1.4

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

m
g

/
L
 F

re
e

 C
h

lo
ri

n
e

 /
 N

e
p

h
e

lo
m

e
tr

ic
 T

u
rb

id
it

y 
U

n
it

s
 

2014 Free Chlorine & Turbidity Data for Sample Site GV-072 

Free Chlorine Turbidity Target Chlorine Concentration

Highest turbidity values were 

2 and 1.8 NTU on November 

5 and December 11, 2014 
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2014 Free Chlorine & Turbidity Data for Sample Site GV-098 

Free Chlorine Turbidity Target Chlorine Concentration
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

MPR-400 Powell Ave. West of 203rd St. 7-Jan-14 0.13 <1 2 9 <1 0.31 

MPR-400 Powell Ave. West of 203rd St. 14-Jan-14 0.23 <1 <2 5 <1 0.29 

MPR-400 Powell Ave. West of 203rd St. 21-Jan-14 0.27 <1 <2 9 <1 0.24 

MPR-400 Powell Ave. West of 203rd St. 28-Jan-14 0.23 <1 <2 9 <1 0.23 

MPR-400 Powell Ave. West of 203rd St. 4-Feb-14 0.25 <1 <2 8 <1 0.21 

MPR-400 Powell Ave. West of 203rd St. 11-Feb-14 0.35 <1 <2 7 <1 0.21 

MPR-400 Powell Ave. West of 203rd St. 18-Feb-14 0.46 <1 <2 8 <1 0.45 

MPR-400 Powell Ave. West of 203rd St. 25-Feb-14 0.75 <1 <2 7 <1 0.3 

MPR-400 Powell Ave. West of 203rd St. 4-Mar-14 0.43 <1 <2 7 <1 0.29 

MPR-400 Powell Ave. West of 203rd St. 11-Mar-14 0.05 <1 <2 8 <1 0.41 

MPR-400 Powell Ave. West of 203rd St. 18-Mar-14 0.18 <1 <2 8 <1 0.42 

MPR-400 Powell Ave. West of 203rd St. 25-Mar-14 0.09 <1 <2 8 <1 0.31 

MPR-400 Powell Ave. West of 203rd St. 1-Apr-14 0.12 <1 <2 9 <1 0.24 

MPR-400 Powell Ave. West of 203rd St. 8-Apr-14 0.22 <1 <2 10 <1 0.26 

MPR-400 Powell Ave. West of 203rd St. 15-Apr-14 0.1 <1 <2 10 <1 0.23 

MPR-400 Powell Ave. West of 203rd St. 22-Apr-14 0.01 <1 72 10 <1 0.2 

MPR-400 Powell Ave. West of 203rd St. 29-Apr-14 0.07 <1 6 11 <1 0.39 

MPR-400 Powell Ave. West of 203rd St. 6-May-14 <0.01 <1 100 11 <1 0.23 

MPR-400 Powell Ave. West of 203rd St. 13-May-14 0.05 <1 2 11 <1 0.31 

MPR-400 Powell Ave. West of 203rd St. 20-May-14 0.02 <1 62 12 <1 0.33 

MPR-400 Powell Ave. West of 203rd St. 27-May-14 0.07 <1 20 13 <1 0.3 

MPR-400 Powell Ave. West of 203rd St. 3-Jun-14 0.01 <1 6 13 <1 0.34 

MPR-400 Powell Ave. West of 203rd St. 10-Jun-14 0.1 <1 2 14 <1 0.35 

MPR-400 Powell Ave. West of 203rd St. 17-Jun-14 <0.01 <1 10 14 <1 0.39 

MPR-400 Powell Ave. West of 203rd St. 24-Jun-14 0.06 <1 30 14 <1 0.23 

MPR-400 Powell Ave. West of 203rd St. 2-Jul-14 0.46 <1 2 14 <1 0.21 

MPR-400 Powell Ave. West of 203rd St. 8-Jul-14 0.21 <1 <2 18 <1 0.36 

MPR-400 Powell Ave. West of 203rd St. 15-Jul-14 0.23 <1 <2 16 <1 0.16 

MPR-400 Powell Ave. West of 203rd St. 22-Jul-14 0.25 <1 6 16 <1 0.14 

MPR-400 Powell Ave. West of 203rd St. 29-Jul-14 0.28 <1 <2 16 <1 0.16 

MPR-400 Powell Ave. West of 203rd St. 5-Aug-14 0.28 <1 <2 16 <1 0.16 

MPR-400 Powell Ave. West of 203rd St. 12-Aug-14 0.3 <1 <2 17 <1 0.29 

MPR-400 Powell Ave. West of 203rd St. 19-Aug-14 0.21 <1 14 18 <1 0.17 

MPR-400 Powell Ave. West of 203rd St. 26-Aug-14 0.23 <1 4 17 <1 0.19 

MPR-400 Powell Ave. West of 203rd St. 2-Sep-14 0.31 <1 LA 17 <1 0.2 

MPR-400 Powell Ave. West of 203rd St. 9-Sep-14 0.34 <1 <2 17 <1 0.2 

MPR-400 Powell Ave. West of 203rd St. 16-Sep-14 0.3 <1 <2 17 <1 0.21 

MPR-400 Powell Ave. West of 203rd St. 23-Sep-14 0.33 <1 <2 18 <1 0.24 

MPR-400 Powell Ave. West of 203rd St. 30-Sep-14 0.02 <1 4 17 <1 0.46 
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

MPR-400 Powell Ave. West of 203rd St. 7-Oct-14 <0.01 <1 14 16 <1 0.39 

MPR-400 Powell Ave. West of 203rd St. 14-Oct-14 0.09 <1 6 16 <1 0.3 

MPR-400 Powell Ave. West of 203rd St. 21-Oct-14 0.04 <1 26 16 <1 0.28 

MPR-400 Powell Ave. West of 203rd St. 28-Oct-14 0.05 <1 <2 15 <1 0.77 

MPR-400 Powell Ave. West of 203rd St. 4-Nov-14 0.1 <1 2 15 <1 0.4 

MPR-400 Powell Ave. West of 203rd St. 12-Nov-14 0.38 <1 <2 14 <1 0.46 

MPR-400 Powell Ave. West of 203rd St. 18-Nov-14 0.37 <1 <2 10 <1 0.42 

MPR-400 Powell Ave. West of 203rd St. 25-Nov-14 0.39 <1 <2 12 <1 0.47 

MPR-400 Powell Ave. West of 203rd St. 2-Dec-14 0.34 <1 <2 11 <1 0.43 

MPR-400 Powell Ave. West of 203rd St. 9-Dec-14 0.69 <1 <2 11 <1 0.34 

MPR-400 Powell Ave. West of 203rd St. 16-Dec-14 0.6 <1 <2 10 <1 0.48 

MPR-400 Powell Ave. West of 203rd St. 23-Dec-14 0.43 <1 NA 10 <1 0.59 

MPR-400 Powell Ave. West of 203rd St. 30-Dec-14 0.28 <1 NA 9 <1 0.4 

MPR-431 Dewdney Trunk Rd. @ 201B St. 7-Jan-14 0.84 <1 <2 6 <1 0.29 

MPR-431 Dewdney Trunk Rd. @ 201B St. 14-Jan-14 0.98 <1 <2 2 <1 0.42 

MPR-431 Dewdney Trunk Rd. @ 201B St. 21-Jan-14 0.91 <1 <2 6 <1 0.3 

MPR-431 Dewdney Trunk Rd. @ 201B St. 28-Jan-14 0.92 <1 2 6 <1 0.27 

MPR-431 Dewdney Trunk Rd. @ 201B St. 4-Feb-14 0.97 <1 <2 5 <1 0.34 

MPR-431 Dewdney Trunk Rd. @ 201B St. 11-Feb-14 1 <1 2 4 <1 0.27 

MPR-431 Dewdney Trunk Rd. @ 201B St. 18-Feb-14 1.1 <1 <2 5 <1 0.56 

MPR-431 Dewdney Trunk Rd. @ 201B St. 25-Feb-14 0.98 <1 <2 5 <1 0.42 

MPR-431 Dewdney Trunk Rd. @ 201B St. 4-Mar-14 0.9 <1 <2 5 <1 0.36 

MPR-431 Dewdney Trunk Rd. @ 201B St. 11-Mar-14 0.61 <1 <2 6 <1 0.63 

MPR-431 Dewdney Trunk Rd. @ 201B St. 18-Mar-14 0.47 <1 <2 7 <1 0.52 

MPR-431 Dewdney Trunk Rd. @ 201B St. 25-Mar-14 0.28 <1 <2 7 <1 0.32 

MPR-431 Dewdney Trunk Rd. @ 201B St. 1-Apr-14 1 <1 2 6 <1 0.37 

MPR-431 Dewdney Trunk Rd. @ 201B St. 8-Apr-14 1 <1 <2 9 <1 0.31 

MPR-431 Dewdney Trunk Rd. @ 201B St. 15-Apr-14 0.99 <1 <2 6 <1 0.3 

MPR-431 Dewdney Trunk Rd. @ 201B St. 22-Apr-14 0.86 <1 <2 8 <1 0.37 

MPR-431 Dewdney Trunk Rd. @ 201B St. 29-Apr-14 1 <1 <2 7 <1 0.31 

MPR-431 Dewdney Trunk Rd. @ 201B St. 6-May-14 1.2 <1 2 8 <1 0.71 

MPR-431 Dewdney Trunk Rd. @ 201B St. 13-May-14 1 <1 <2 9 <1 0.37 

MPR-431 Dewdney Trunk Rd. @ 201B St. 20-May-14 1 <1 <2 9 <1 0.36 

MPR-431 Dewdney Trunk Rd. @ 201B St. 27-May-14 0.87 <1 <2 11 <1 0.32 

MPR-431 Dewdney Trunk Rd. @ 201B St. 3-Jun-14 0.94 <1 <2 10 <1 0.4 

MPR-431 Dewdney Trunk Rd. @ 201B St. 10-Jun-14 1 <1 <2 10 <1 0.48 

MPR-431 Dewdney Trunk Rd. @ 201B St. 17-Jun-14 0.96 <1 <2 13 <1 0.32 

MPR-431 Dewdney Trunk Rd. @ 201B St. 24-Jun-14 0.9 <1 <2 12 <1 0.24 

MPR-431 Dewdney Trunk Rd. @ 201B St. 2-Jul-14 0.81 <1 <2 14 <1 0.27 

MPR-431 Dewdney Trunk Rd. @ 201B St. 8-Jul-14 0.79 <1 <2 14 <1 0.23 

MPR-431 Dewdney Trunk Rd. @ 201B St. 15-Jul-14 0.93 <1 <2 15 <1 0.21 
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

MPR-431 Dewdney Trunk Rd. @ 201B St. 22-Jul-14 0.97 <1 <2 15 <1 0.19 

MPR-431 Dewdney Trunk Rd. @ 201B St. 29-Jul-14 1.1 <1 <2 15 <1 0.28 

MPR-431 Dewdney Trunk Rd. @ 201B St. 5-Aug-14 1.2 <1 4 15 <1 0.27 

MPR-431 Dewdney Trunk Rd. @ 201B St. 12-Aug-14 1.2 <1 <2 16 <1 0.2 

MPR-431 Dewdney Trunk Rd. @ 201B St. 19-Aug-14 0.91 <1 <2 17 <1 0.18 

MPR-431 Dewdney Trunk Rd. @ 201B St. 26-Aug-14 1.2 <1 2 16 <1 0.29 

MPR-431 Dewdney Trunk Rd. @ 201B St. 2-Sep-14 1.1 <1 <2 16 <1 0.27 

MPR-431 Dewdney Trunk Rd. @ 201B St. 9-Sep-14 1.1 <1 <2 16 <1 0.32 

MPR-431 Dewdney Trunk Rd. @ 201B St. 16-Sep-14 1 <1 <2 17 <1 0.3 

MPR-431 Dewdney Trunk Rd. @ 201B St. 23-Sep-14 0.91 <1 <2 17 <1 0.27 

MPR-431 Dewdney Trunk Rd. @ 201B St. 30-Sep-14 0.81 <1 <2 17 <1 0.57 

MPR-431 Dewdney Trunk Rd. @ 201B St. 7-Oct-14 0.43 <1 4 17 <1 0.45 

MPR-431 Dewdney Trunk Rd. @ 201B St. 14-Oct-14 0.86 <1 <2 16 <1 0.27 

MPR-431 Dewdney Trunk Rd. @ 201B St. 21-Oct-14 0.08 <1 4 16 <1 0.38 

MPR-431 Dewdney Trunk Rd. @ 201B St. 28-Oct-14 1.2 <1 <2 13 <1 0.61 

MPR-431 Dewdney Trunk Rd. @ 201B St. 4-Nov-14 0.86 <1 <2 12 <1 0.55 

MPR-431 Dewdney Trunk Rd. @ 201B St. 12-Nov-14 1.2 <1 <2 11 <1 0.72 

MPR-431 Dewdney Trunk Rd. @ 201B St. 18-Nov-14 1 <1 <2 7 <1 0.57 

MPR-431 Dewdney Trunk Rd. @ 201B St. 25-Nov-14 1.2 <1 <2 9 <1 0.53 

MPR-431 Dewdney Trunk Rd. @ 201B St. 2-Dec-14 0.83 <1 <2 7 <1 0.46 

MPR-431 Dewdney Trunk Rd. @ 201B St. 9-Dec-14 1.2 <1 <2 8 <1 0.66 

MPR-431 Dewdney Trunk Rd. @ 201B St. 16-Dec-14 0.94 <1 <2 7 <1 0.6 

MPR-431 Dewdney Trunk Rd. @ 201B St. 23-Dec-14 0.99 <1 NA 7.5 <1 0.69 

MPR-431 Dewdney Trunk Rd. @ 201B St. 30-Dec-14 0.81 <1 NA 6 <1 0.49 

MPR-432 224 St. @ 122 Ave. 7-Jan-14 0.71 <1 2 6 <1 0.27 

MPR-432 224 St. @ 122 Ave. 14-Jan-14 0.83 <1 <2 2 <1 0.38 

MPR-432 224 St. @ 122 Ave. 21-Jan-14 0.88 <1 <2 6 <1 0.32 

MPR-432 224 St. @ 122 Ave. 28-Jan-14 0.92 <1 <2 6 <1 0.38 

MPR-432 224 St. @ 122 Ave. 4-Feb-14 0.85 <1 <2 5 <1 0.3 

MPR-432 224 St. @ 122 Ave. 11-Feb-14 0.87 <1 <2 4 <1 0.27 

MPR-432 224 St. @ 122 Ave. 18-Feb-14 1 <1 4 5 <1 0.57 

MPR-432 224 St. @ 122 Ave. 25-Feb-14 0.88 <1 <2 4 <1 0.37 

MPR-432 224 St. @ 122 Ave. 4-Mar-14 0.99 <1 <2 4 <1 0.88 

MPR-432 224 St. @ 122 Ave. 11-Mar-14 0.98 <1 <2 5 <1 1.1 

MPR-432 224 St. @ 122 Ave. 18-Mar-14 1.1 <1 <2 5 <1 0.57 

MPR-432 224 St. @ 122 Ave. 25-Mar-14 1 <1 <2 5 <1 0.38 

MPR-432 224 St. @ 122 Ave. 1-Apr-14 0.85 <1 <2 5 <1 0.61 
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

MPR-432 224 St. @ 122 Ave. 8-Apr-14 1 <1 2 7 <1 0.38 

MPR-432 224 St. @ 122 Ave. 15-Apr-14 0.92 <1 <2 6 <1 0.29 

MPR-432 224 St. @ 122 Ave. 22-Apr-14 0.61 <1 <2 7 <1 0.36 

MPR-432 224 St. @ 122 Ave. 29-Apr-14 0.88 <1 <2 7 <1 0.34 

MPR-432 224 St. @ 122 Ave. 6-May-14 1.2 <1 <2 10 <1 0.46 

MPR-432 224 St. @ 122 Ave. 13-May-14 0.87 <1 <2 9 <1 0.39 

MPR-432 224 St. @ 122 Ave. 20-May-14 1 <1 <2 10 <1 0.3 

MPR-432 224 St. @ 122 Ave. 27-May-14 0.8 <1 26 10 <1 0.3 

MPR-432 224 St. @ 122 Ave. 3-Jun-14 0.92 <1 <2 10 <1 0.38 

MPR-432 224 St. @ 122 Ave. 10-Jun-14 0.87 <1 <2 10 <1 0.31 

MPR-432 224 St. @ 122 Ave. 17-Jun-14 0.79 <1 <2 10 <1 0.33 

MPR-432 224 St. @ 122 Ave. 24-Jun-14 0.93 <1 <2 11 <1 0.31 

MPR-432 224 St. @ 122 Ave. 2-Jul-14 0.85 <1 2 13 <1 0.28 

MPR-432 224 St. @ 122 Ave. 8-Jul-14 0.85 <1 2 15 <1 0.32 

MPR-432 224 St. @ 122 Ave. 15-Jul-14 0.89 <1 <2 15 <1 0.24 

MPR-432 224 St. @ 122 Ave. 22-Jul-14 0.85 <1 <2 13 <1 0.2 

MPR-432 224 St. @ 122 Ave. 29-Jul-14 0.89 <1 <2 15 <1 0.3 

MPR-432 224 St. @ 122 Ave. 5-Aug-14 1.2 <1 2 14 <1 0.26 

MPR-432 224 St. @ 122 Ave. 12-Aug-14 1.1 <1 <2 15 <1 0.2 

MPR-432 224 St. @ 122 Ave. 19-Aug-14 1.1 <1 <2 14 <1 0.27 

MPR-432 224 St. @ 122 Ave. 26-Aug-14 1.1 <1 2 18 <1 0.33 

MPR-432 224 St. @ 122 Ave. 2-Sep-14 0.92 <1 2 16 <1 0.23 

MPR-432 224 St. @ 122 Ave. 9-Sep-14 1.1 <1 <2 16 <1 0.31 

MPR-432 224 St. @ 122 Ave. 16-Sep-14 0.85 <1 <2 16 <1 0.31 

MPR-432 224 St. @ 122 Ave. 23-Sep-14 0.66 <1 <2 16 <1 0.28 

MPR-432 224 St. @ 122 Ave. 30-Sep-14 0.97 <1 2 15 <1 0.68 

MPR-432 224 St. @ 122 Ave. 7-Oct-14 0.96 <1 <2 15 <1 0.53 

MPR-432 224 St. @ 122 Ave. 14-Oct-14 0.97 <1 <2 15 <1 0.3 

MPR-432 224 St. @ 122 Ave. 21-Oct-14 1 <1 <2 13 <1 0.59 

MPR-432 224 St. @ 122 Ave. 28-Oct-14 0.84 <1 <2 12 <1 0.57 

MPR-432 224 St. @ 122 Ave. 4-Nov-14 0.75 <1 <2 12 <1 0.51 

MPR-432 224 St. @ 122 Ave. 12-Nov-14 1 <1 <2 10 <1 0.63 

MPR-432 224 St. @ 122 Ave. 18-Nov-14 0.67 <1 <2 6 <1 0.52 

MPR-432 224 St. @ 122 Ave. 25-Nov-14 1.1 <1 <2 9 <1 0.6 

MPR-432 224 St. @ 122 Ave. 2-Dec-14 0.84 <1 <2 7 <1 0.47 

MPR-432 224 St. @ 122 Ave. 9-Dec-14 1.2 <1 <2 7 <1 0.41 

MPR-432 224 St. @ 122 Ave. 16-Dec-14 0.98 <1 <2 7 <1 0.57 
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Name 
Sample Reported Name 

Sampled 
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Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 
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°C 
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Coliform 
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mL 

Turb. 
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MPR-432 224 St. @ 122 Ave. 23-Dec-14 0.89 <1 NA 7 <1 0.72 

MPR-432 224 St. @ 122 Ave. 30-Dec-14 0.7 <1 NA 6 <1 0.52 

MPR-433 232 St. North of 130 Ave. 13-May-14 0.67 <1 <2 9 <1 0.32 

MPR-433 232 St. North of 130 Ave. 20-May-14 0.79 <1 <2 10 <1 0.27 

MPR-433 232 St. North of 130 Ave. 27-May-14 0.72 <1 <2 10 <1 0.36 

MPR-433 232 St. North of 130 Ave. 3-Jun-14 0.64 <1 <2 11 <1 0.27 

MPR-433 232 St. North of 130 Ave. 10-Jun-14 0.81 <1 <2 11 <1 0.27 

MPR-433 232 St. North of 130 Ave. 17-Jun-14 0.71 <1 <2 11 <1 0.3 

MPR-433 232 St. North of 130 Ave. 24-Jun-14 0.74 <1 <2 12 <1 0.28 

MPR-433 232 St. North of 130 Ave. 2-Jul-14 0.66 <1 <2 13 <1 0.27 

MPR-433 232 St. North of 130 Ave. 8-Jul-14 0.68 <1 2 14 <1 0.4 

MPR-433 232 St. North of 130 Ave. 15-Jul-14 0.75 <1 <2 15 <1 0.26 

MPR-433 232 St. North of 130 Ave. 22-Jul-14 0.74 <1 <2 13 <1 0.2 

MPR-433 232 St. North of 130 Ave. 29-Jul-14 0.82 <1 <2 13 <1 0.25 

MPR-433 232 St. North of 130 Ave. 5-Aug-14 0.91 <1 2 14 <1 0.26 

MPR-433 232 St. North of 130 Ave. 12-Aug-14 0.94 <1 <2 15 <1 0.22 

MPR-433 232 St. North of 130 Ave. 19-Aug-14 0.87 <1 <2 15 <1 0.15 

MPR-433 232 St. North of 130 Ave. 26-Aug-14 0.78 <1 2 15 <1 0.33 

MPR-433 232 St. North of 130 Ave. 2-Sep-14 0.94 <1 <2 15 <1 0.24 

MPR-433 232 St. North of 130 Ave. 9-Sep-14 0.88 <1 <2 15 <1 0.33 

MPR-433 232 St. North of 130 Ave. 16-Sep-14 0.86 <1 2 16 <1 0.27 

MPR-433 232 St. North of 130 Ave. 23-Sep-14 1.1 <1 <2 16 <1 0.27 

MPR-433 232 St. North of 130 Ave. 30-Sep-14 0.99 <1 <2 14 <1 0.74 

MPR-433 232 St. North of 130 Ave. 7-Oct-14 0.8 <1 <2 15 <1 0.5 

MPR-433 232 St. North of 130 Ave. 14-Oct-14 0.82 <1 8 15 <1 0.37 

MPR-433 232 St. North of 130 Ave. 21-Oct-14 1.1 <1 <2 13 <1 0.43 

MPR-433 232 St. North of 130 Ave. 28-Oct-14 0.76 <1 <2 12 <1 0.62 

MPR-433 232 St. North of 130 Ave. 4-Nov-14 0.55 <1 <2 12 <1 0.52 

MPR-433 232 St. North of 130 Ave. 12-Nov-14 1 <1 <2 10 <1 0.74 

MPR-433 232 St. North of 130 Ave. 18-Nov-14 0.76 <1 <2 9 <1 0.57 

MPR-433 232 St. North of 130 Ave. 25-Nov-14 0.89 <1 2 9 <1 0.61 

MPR-433 232 St. North of 130 Ave. 2-Dec-14 0.69 <1 <2 7 <1 0.48 

MPR-433 232 St. North of 130 Ave. 9-Dec-14 1.1 <1 2 7 <1 0.47 

MPR-433 232 St. North of 130 Ave. 16-Dec-14 0.85 <1 <2 7 <1 0.52 

MPR-433 232 St. North of 130 Ave. 23-Dec-14 0.78 <1 NA 7 <1 0.88 

MPR-433 232 St. North of 130 Ave. 30-Dec-14 0.68 <1 NA 7 <1 0.48 

MPR-434 102 Ave. East of 241A St. 7-Jan-14 0.24 <1 <2 6 <1 0.32 
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Sample Reported Name 
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Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 
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°C 
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Coliform 

MF/100 

mL 
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MPR-434 102 Ave. East of 241A St. 14-Jan-14 0.53 <1 2 3 <1 0.38 

MPR-434 102 Ave. East of 241A St. 21-Jan-14 0.53 <1 <2 7 <1 0.28 

MPR-434 102 Ave. East of 241A St. 28-Jan-14 0.6 <1 <2 7 <1 0.25 

MPR-434 102 Ave. East of 241A St. 4-Feb-14 0.67 <1 <2 4 <1 0.26 

MPR-434 102 Ave. East of 241A St. 11-Feb-14 0.72 <1 2 5 <1 0.27 

MPR-434 102 Ave. East of 241A St. 18-Feb-14 0.63 <1 <2 5 <1 0.49 

MPR-434 102 Ave. East of 241A St. 25-Feb-14 0.88 <1 <2 5 <1 0.44 

MPR-434 102 Ave. East of 241A St. 4-Mar-14 0.81 <1 <2 5 <1 0.94 

MPR-434 102 Ave. East of 241A St. 11-Mar-14 0.87 <1 <2 6 <1 0.67 

MPR-434 102 Ave. East of 241A St. 18-Mar-14 0.83 <1 2 6 <1 0.68 

MPR-434 102 Ave. East of 241A St. 25-Mar-14 0.79 <1 <2 6 <1 0.41 

MPR-434 102 Ave. East of 241A St. 1-Apr-14 0.72 <1 <2 6 <1 0.52 

MPR-434 102 Ave. East of 241A St. 8-Apr-14 0.88 <1 <2 8 <1 0.32 

MPR-434 102 Ave. East of 241A St. 15-Apr-14 0.72 <1 <2 8 <1 0.28 

MPR-434 102 Ave. East of 241A St. 22-Apr-14 0.6 <1 <2 8 <1 0.31 

MPR-434 102 Ave. East of 241A St. 29-Apr-14 0.77 <1 <2 9 <1 0.31 

MPR-434 102 Ave. East of 241A St. 6-May-14 0.76 <1 <2 10 <1 0.31 

MPR-434 102 Ave. East of 241A St. 13-May-14 0.78 <1 <2 10 <1 0.36 

MPR-434 102 Ave. East of 241A St. 20-May-14 0.7 <1 <2 12 <1 0.31 

MPR-434 102 Ave. East of 241A St. 27-May-14 0.7 <1 <2 12 <1 0.31 

MPR-434 102 Ave. East of 241A St. 3-Jun-14 0.86 <1 <2 12 <1 0.37 

MPR-434 102 Ave. East of 241A St. 10-Jun-14 0.83 <1 <2 12 <1 0.28 

MPR-434 102 Ave. East of 241A St. 17-Jun-14 0.49 <1 <2 12 <1 0.21 

MPR-434 102 Ave. East of 241A St. 24-Jun-14 0.82 <1 <2 13 <1 0.25 

MPR-434 102 Ave. East of 241A St. 2-Jul-14 0.73 <1 <2 14 <1 0.25 

MPR-434 102 Ave. East of 241A St. 8-Jul-14 0.68 <1 <2 18 <1 0.47 

MPR-434 102 Ave. East of 241A St. 15-Jul-14 0.81 <1 <2 18 <1 0.35 

MPR-434 102 Ave. East of 241A St. 22-Jul-14 0.82 <1 <2 15 <1 0.21 

MPR-434 102 Ave. East of 241A St. 29-Jul-14 0.92 <1 10 15 <1 0.36 

MPR-434 102 Ave. East of 241A St. 5-Aug-14 1 <1 <2 15 <1 0.29 

MPR-434 102 Ave. East of 241A St. 12-Aug-14 1 <1 <2 16 <1 0.24 

MPR-434 102 Ave. East of 241A St. 19-Aug-14 0.78 <1 <2 17 <1 0.22 

MPR-434 102 Ave. East of 241A St. 26-Aug-14 0.88 <1 <2 17 <1 0.26 

MPR-434 102 Ave. East of 241A St. 2-Sep-14 0.95 <1 <2 16 <1 0.65 

MPR-434 102 Ave. East of 241A St. 9-Sep-14 0.98 <1 <2 17 <1 0.35 

MPR-434 102 Ave. East of 241A St. 16-Sep-14 0.84 <1 <2 17 <1 0.27 

MPR-434 102 Ave. East of 241A St. 23-Sep-14 0.83 <1 <2 16 <1 0.27 
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Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

MPR-434 102 Ave. East of 241A St. 30-Sep-14 0.29 <1 <2 16 <1 0.51 

MPR-434 102 Ave. East of 241A St. 7-Oct-14 0.21 <1 <2 16 <1 0.41 

MPR-434 102 Ave. East of 241A St. 14-Oct-14 0.31 <1 2 15 <1 0.34 

MPR-434 102 Ave. East of 241A St. 21-Oct-14 0.31 <1 <2 15 <1 0.34 

MPR-434 102 Ave. East of 241A St. 28-Oct-14 0.41 <1 <2 14 <1 0.55 

MPR-434 102 Ave. East of 241A St. 4-Nov-14 0.15 <1 <2 13 <1 0.5 

MPR-434 102 Ave. East of 241A St. 12-Nov-14 0.03 <1 72 12 <1 0.62 

MPR-434 102 Ave. East of 241A St. 18-Nov-14 0.07 <1 20 7 <1 0.44 

MPR-434 102 Ave. East of 241A St. 25-Nov-14 0.05 <1 190 10 <1 0.42 

MPR-434 102 Ave. East of 241A St. 2-Dec-14 0.08 <1 <2 9 <1 0.4 

MPR-434 102 Ave. East of 241A St. 9-Dec-14 0.06 <1 62 8 <1 0.87 

MPR-434 102 Ave. East of 241A St. 16-Dec-14 0.05 <1 <2 8 <1 0.39 

MPR-434 102 Ave. East of 241A St. 23-Dec-14 0.03 <1 NA 8.4 <1 0.51 

MPR-434 102 Ave. East of 241A St. 30-Dec-14 0.12 <1 NA 7 <1 0.47 

MPR-435 240 St. South of Abernethy Way 7-Jan-14 0.37 <1 <2 6 <1 0.31 

MPR-435 240 St. South of Abernethy Way 14-Jan-14 0.47 <1 <2 1 <1 0.35 

MPR-435 240 St. South of Abernethy Way 21-Jan-14 0.44 <1 <2 7 <1 0.31 

MPR-435 240 St. South of Abernethy Way 28-Jan-14 0.42 <1 LA 6 <1 0.23 

MPR-435 240 St. South of Abernethy Way 4-Feb-14 0.49 <1 2 5 <1 0.24 

MPR-435 240 St. South of Abernethy Way 11-Feb-14 0.44 <1 <2 5 <1 0.26 

MPR-435 240 St. South of Abernethy Way 18-Feb-14 0.52 <1 <2 5 <1 0.47 

MPR-435 240 St. South of Abernethy Way 25-Feb-14 0.89 <1 <2 6 <1 0.35 

MPR-435 240 St. South of Abernethy Way 4-Mar-14 0.56 <1 <2 5 <1 0.35 

MPR-435 240 St. South of Abernethy Way 11-Mar-14 0.77 <1 <2 6 <1 0.69 

MPR-435 240 St. South of Abernethy Way 18-Mar-14 0.72 <1 <2 6 <1 0.69 

MPR-435 240 St. South of Abernethy Way 25-Mar-14 0.59 <1 <2 6 <1 0.38 

MPR-435 240 St. South of Abernethy Way 1-Apr-14 0.45 <1 <2 7 <1 0.33 

MPR-435 240 St. South of Abernethy Way 8-Apr-14 0.45 <1 <2 7 <1 0.33 

MPR-435 240 St. South of Abernethy Way 15-Apr-14 0.37 <1 <2 8 <1 0.27 

MPR-435 240 St. South of Abernethy Way 22-Apr-14 0.54 <1 <2 9 <1 0.25 

MPR-435 240 St. South of Abernethy Way 29-Apr-14 0.47 <1 <2 9 <1 0.23 

MPR-435 240 St. South of Abernethy Way 6-May-14 0.41 <1 <2 11 <1 0.26 

MPR-435 240 St. South of Abernethy Way 13-May-14 0.44 <1 <2 11 <1 0.29 

MPR-435 240 St. South of Abernethy Way 20-May-14 0.67 <1 <2 12 <1 0.3 

MPR-435 240 St. South of Abernethy Way 27-May-14 0.64 <1 2 13 <1 0.32 

MPR-435 240 St. South of Abernethy Way 3-Jun-14 0.51 <1 <2 13 <1 0.41 

MPR-435 240 St. South of Abernethy Way 10-Jun-14 0.5 <1 <2 13 <1 0.27 



City of Maple Ridge 

Drinking Water Quality Report 2014 

50 

Sample 

Name 
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MF/ 

100mL 

HPC 
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MPR-435 240 St. South of Abernethy Way 17-Jun-14 0.33 <1 <2 13 <1 0.28 

MPR-435 240 St. South of Abernethy Way 24-Jun-14 0.39 <1 2 14 <1 0.22 

MPR-435 240 St. South of Abernethy Way 2-Jul-14 0.48 <1 <2 13 <1 0.25 

MPR-435 240 St. South of Abernethy Way 8-Jul-14 0.55 <1 <2 19 <1 0.33 

MPR-435 240 St. South of Abernethy Way 15-Jul-14 0.58 <1 2 15 <1 0.24 

MPR-435 240 St. South of Abernethy Way 22-Jul-14 0.51 <1 <2 16 <1 0.2 

MPR-435 240 St. South of Abernethy Way 29-Jul-14 0.58 <1 <2 16 <1 0.29 

MPR-435 240 St. South of Abernethy Way 5-Aug-14 0.49 <1 <2 15 <1 0.31 

MPR-435 240 St. South of Abernethy Way 12-Aug-14 0.53 <1 2 17 <1 0.2 

MPR-435 240 St. South of Abernethy Way 19-Aug-14 0.41 <1 2 18 <1 0.21 

MPR-435 240 St. South of Abernethy Way 26-Aug-14 0.53 <1 <2 17 <1 0.23 

MPR-435 240 St. South of Abernethy Way 2-Sep-14 0.32 <1 <2 18 <1 0.2 

MPR-435 240 St. South of Abernethy Way 9-Sep-14 0.43 <1 12 17 <1 0.29 

MPR-435 240 St. South of Abernethy Way 16-Sep-14 0.54 <1 <2 17 <1 0.32 

MPR-435 240 St. South of Abernethy Way 23-Sep-14 0.36 <1 2 17 <1 0.25 

MPR-435 240 St. South of Abernethy Way 30-Sep-14 0.23 <1 <2 17 <1 0.53 

MPR-435 240 St. South of Abernethy Way 7-Oct-14 0.35 <1 <2 16 <1 0.5 

MPR-435 240 St. South of Abernethy Way 14-Oct-14 0.4 <1 <2 16 <1 0.32 

MPR-435 240 St. South of Abernethy Way 21-Oct-14 0.26 <1 <2 15 <1 0.3 

MPR-435 240 St. South of Abernethy Way 28-Oct-14 0.26 <1 <2 14 <1 0.53 

MPR-435 240 St. South of Abernethy Way 4-Nov-14 0.24 <1 <2 13 <1 0.47 

MPR-435 240 St. South of Abernethy Way 12-Nov-14 0.37 <1 <2 13 <1 0.54 

MPR-435 240 St. South of Abernethy Way 18-Nov-14 0.39 <1 <2 9 <1 0.49 

MPR-435 240 St. South of Abernethy Way 25-Nov-14 0.38 <1 <2 10 <1 0.52 

MPR-435 240 St. South of Abernethy Way 2-Dec-14 0.3 <1 4 9 <1 0.42 

MPR-435 240 St. South of Abernethy Way 9-Dec-14 0.64 <1 <2 7 <1 0.38 

MPR-435 240 St. South of Abernethy Way 16-Dec-14 0.52 <1 <2 8 <1 0.47 

MPR-435 240 St. South of Abernethy Way 23-Dec-14 0.34 <1 NA 8.2 <1 0.56 

MPR-435 240 St. South of Abernethy Way 30-Dec-14 0.32 <1 NA 7 <1 0.44 

MPR-436 125 Ave. West of Ansell St. 7-Jan-14 0.67 <1 <2 6 <1 0.33 

MPR-436 125 Ave. West of Ansell St. 14-Jan-14 0.91 <1 2 1 <1 0.33 

MPR-436 125 Ave. West of Ansell St. 21-Jan-14 0.86 <1 <2 7 <1 0.32 

MPR-436 125 Ave. West of Ansell St. 28-Jan-14 0.85 <1 2 6 <1 0.28 

MPR-436 125 Ave. West of Ansell St. 4-Feb-14 0.75 <1 <2 5 <1 0.22 

MPR-436 125 Ave. West of Ansell St. 11-Feb-14 0.83 <1 <2 5 <1 0.24 

MPR-436 125 Ave. West of Ansell St. 18-Feb-14 0.99 <1 <2 5 <1 0.66 

MPR-436 125 Ave. West of Ansell St. 25-Feb-14 1.4 <1 <2 5 <1 0.38 
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MPR-436 125 Ave. West of Ansell St. 4-Mar-14 1.2 <1 <2 5 <1 0.34 

MPR-436 125 Ave. West of Ansell St. 11-Mar-14 0.82 <1 <2 6 <1 0.51 

MPR-436 125 Ave. West of Ansell St. 18-Mar-14 1 <1 <2 6 <1 0.55 

MPR-436 125 Ave. West of Ansell St. 25-Mar-14 0.78 <1 <2 7 <1 0.33 

MPR-436 125 Ave. West of Ansell St. 1-Apr-14 0.84 <1 <2 7 <1 0.77 

MPR-436 125 Ave. West of Ansell St. 8-Apr-14 0.98 <1 <2 7 <1 0.27 

MPR-436 125 Ave. West of Ansell St. 15-Apr-14 0.99 <1 <2 9 <1 0.25 

MPR-436 125 Ave. West of Ansell St. 22-Apr-14 0.64 <1 <2 10 <1 0.28 

MPR-436 125 Ave. West of Ansell St. 29-Apr-14 0.98 <1 <2 10 <1 0.24 

MPR-436 125 Ave. West of Ansell St. 6-May-14 0.52 <1 <2 12 <1 0.23 

MPR-436 125 Ave. West of Ansell St. 13-May-14 0.99 <1 <2 11 <1 0.42 

MPR-436 125 Ave. West of Ansell St. 20-May-14 0.78 <1 <2 12 <1 0.24 

MPR-436 125 Ave. West of Ansell St. 27-May-14 0.84 <1 <2 13 <1 0.29 

MPR-436 125 Ave. West of Ansell St. 3-Jun-14 0.97 <1 <2 13 <1 0.37 

MPR-436 125 Ave. West of Ansell St. 10-Jun-14 1.2 <1 <2 13 <1 0.24 

MPR-436 125 Ave. West of Ansell St. 17-Jun-14 0.96 <1 <2 13 <1 0.24 

MPR-436 125 Ave. West of Ansell St. 24-Jun-14 0.83 <1 <2 13 <1 0.27 

MPR-436 125 Ave. West of Ansell St. 2-Jul-14 1 <1 <2 13 <1 0.42 

MPR-436 125 Ave. West of Ansell St. 8-Jul-14 0.88 <1 <2 20 <1 0.36 

MPR-436 125 Ave. West of Ansell St. 15-Jul-14 0.89 <1 4 15 <1 0.24 

MPR-436 125 Ave. West of Ansell St. 22-Jul-14 1.1 <1 <2 15 <1 0.18 

MPR-436 125 Ave. West of Ansell St. 29-Jul-14 1.1 <1 <2 15 <1 0.26 

MPR-436 125 Ave. West of Ansell St. 5-Aug-14 1.1 <1 <2 15 <1 0.3 

MPR-436 125 Ave. West of Ansell St. 12-Aug-14 1 <1 <2 16 <1 0.21 

MPR-436 125 Ave. West of Ansell St. 19-Aug-14 1.1 <1 <2 17 <1 0.18 

MPR-436 125 Ave. West of Ansell St. 26-Aug-14 1.3 <1 <2 16 <1 0.21 

MPR-436 125 Ave. West of Ansell St. 2-Sep-14 0.89 <1 <2 16 <1 0.26 

MPR-436 125 Ave. West of Ansell St. 9-Sep-14 0.76 <1 <2 16 <1 0.25 

MPR-436 125 Ave. West of Ansell St. 16-Sep-14 1.1 <1 <2 16 <1 0.34 

MPR-436 125 Ave. West of Ansell St. 23-Sep-14 1 <1 <2 16 <1 0.2 

MPR-436 125 Ave. West of Ansell St. 30-Sep-14 0.23 <1 <2 17 <1 0.39 

MPR-436 125 Ave. West of Ansell St. 7-Oct-14 0.73 <1 <2 16 <1 0.49 

MPR-436 125 Ave. West of Ansell St. 14-Oct-14 0.36 <1 <2 16 <1 0.33 

MPR-436 125 Ave. West of Ansell St. 21-Oct-14 0.66 <1 <2 15 <1 0.3 

MPR-436 125 Ave. West of Ansell St. 28-Oct-14 0.46 <1 <2 14 <1 0.33 

MPR-436 125 Ave. West of Ansell St. 4-Nov-14 0.57 <1 <2 13 <1 0.44 

MPR-436 125 Ave. West of Ansell St. 12-Nov-14 0.39 <1 <2 12 <1 0.54 
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MPR-436 125 Ave. West of Ansell St. 18-Nov-14 1 <1 <2 10 <1 0.49 

MPR-436 125 Ave. West of Ansell St. 25-Nov-14 0.78 <1 16 10 <1 0.47 

MPR-436 125 Ave. West of Ansell St. 2-Dec-14 0.79 <1 <2 9 <1 0.39 

MPR-436 125 Ave. West of Ansell St. 9-Dec-14 0.92 <1 <2 8 <1 0.45 

MPR-436 125 Ave. West of Ansell St. 16-Dec-14 0.6 <1 <2 8 <1 0.42 

MPR-436 125 Ave. West of Ansell St. 23-Dec-14 0.7 <1 NA 8 <1 0.48 

MPR-436 125 Ave. West of Ansell St. 30-Dec-14 0.56 <1 NA 8 <1 0.41 

MPR-437 248 St. @ 116 Ave. 7-Jan-14 1.2 <1 <2 5 <1 0.32 

MPR-437 248 St. @ 116 Ave. 14-Jan-14 1.1 <1 <2 1 <1 0.29 

MPR-437 248 St. @ 116 Ave. 21-Jan-14 0.89 <1 <2 6 <1 0.3 

MPR-437 248 St. @ 116 Ave. 28-Jan-14 0.78 <1 <2 6 <1 0.25 

MPR-437 248 St. @ 116 Ave. 4-Feb-14 0.96 <1 <2 5 <1 0.25 

MPR-437 248 St. @ 116 Ave. 11-Feb-14 1.1 <1 <2 5 <1 0.31 

MPR-437 248 St. @ 116 Ave. 18-Feb-14 0.94 <1 2 4 <1 0.5 

MPR-437 248 St. @ 116 Ave. 25-Feb-14 1.3 <1 <2 5 <1 0.37 

MPR-437 248 St. @ 116 Ave. 4-Mar-14 1.3 <1 <2 5 <1 0.32 

MPR-437 248 St. @ 116 Ave. 11-Mar-14 1.1 <1 <2 5 <1 0.65 

MPR-437 248 St. @ 116 Ave. 18-Mar-14 1.3 <1 <2 6 <1 0.57 

MPR-437 248 St. @ 116 Ave. 25-Mar-14 1 <1 <2 6 <1 0.43 

MPR-437 248 St. @ 116 Ave. 1-Apr-14 0.73 <1 2 7 <1 0.29 

MPR-437 248 St. @ 116 Ave. 8-Apr-14 1.2 <1 <2 7 <1 0.36 

MPR-437 248 St. @ 116 Ave. 15-Apr-14 0.99 <1 <2 8 <1 0.26 

MPR-437 248 St. @ 116 Ave. 22-Apr-14 0.82 <1 <2 9 <1 0.3 

MPR-437 248 St. @ 116 Ave. 29-Apr-14 1.1 <1 <2 9 <1 0.32 

MPR-437 248 St. @ 116 Ave. 6-May-14 0.89 <1 <2 10 <1 0.31 

MPR-437 248 St. @ 116 Ave. 13-May-14 0.9 <1 <2 10 <1 0.33 

MPR-437 248 St. @ 116 Ave. 20-May-14 0.96 <1 <2 11 <1 0.25 

MPR-437 248 St. @ 116 Ave. 27-May-14 1 <1 <2 12 <1 0.3 

MPR-437 248 St. @ 116 Ave. 3-Jun-14 1 <1 <2 12 <1 0.44 

MPR-437 248 St. @ 116 Ave. 10-Jun-14 1.2 <1 <2 12 <1 0.27 

MPR-437 248 St. @ 116 Ave. 17-Jun-14 0.97 <1 <2 12 <1 0.28 

MPR-437 248 St. @ 116 Ave. 24-Jun-14 0.99 <1 <2 12 <1 0.28 

MPR-437 248 St. @ 116 Ave. 2-Jul-14 1.1 <1 <2 13 <1 0.25 

MPR-437 248 St. @ 116 Ave. 8-Jul-14 0.97 <1 <2 18 <1 0.34 

MPR-437 248 St. @ 116 Ave. 15-Jul-14 0.9 <1 <2 20 <1 0.25 

MPR-437 248 St. @ 116 Ave. 22-Jul-14 0.9 <1 <2 14 <1 0.2 

MPR-437 248 St. @ 116 Ave. 29-Jul-14 1 <1 <2 15 <1 0.32 
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NTU 

MPR-437 248 St. @ 116 Ave. 5-Aug-14 1 <1 <2 15 <1 0.25 

MPR-437 248 St. @ 116 Ave. 12-Aug-14 1.1 <1 <2 15 <1 0.23 

MPR-437 248 St. @ 116 Ave. 19-Aug-14 1 <1 <2 16 <1 0.2 

MPR-437 248 St. @ 116 Ave. 26-Aug-14 0.98 <1 <2 16 <1 0.27 

MPR-437 248 St. @ 116 Ave. 2-Sep-14 1 <1 <2 16 <1 0.23 

MPR-437 248 St. @ 116 Ave. 9-Sep-14 1.2 <1 <2 16 <1 0.26 

MPR-437 248 St. @ 116 Ave. 16-Sep-14 1.1 <1 <2 16 <1 0.32 

MPR-437 248 St. @ 116 Ave. 23-Sep-14 1.2 <1 <2 16 <1 0.28 

MPR-437 248 St. @ 116 Ave. 30-Sep-14 1.1 <1 <2 15 <1 0.57 

MPR-437 248 St. @ 116 Ave. 7-Oct-14 1 <1 4 15 <1 0.48 

MPR-437 248 St. @ 116 Ave. 14-Oct-14 0.98 <1 <2 15 <1 0.42 

MPR-437 248 St. @ 116 Ave. 21-Oct-14 0.82 <1 <2 14 <1 0.33 

MPR-437 248 St. @ 116 Ave. 28-Oct-14 1.2 <1 <2 13 <1 0.59 

MPR-437 248 St. @ 116 Ave. 4-Nov-14 0.8 <1 2 12 <1 0.46 

MPR-437 248 St. @ 116 Ave. 12-Nov-14 0.73 <1 <2 12 <1 0.7 

MPR-437 248 St. @ 116 Ave. 18-Nov-14 1.4 <1 <2 6 <1 0.56 

MPR-437 248 St. @ 116 Ave. 25-Nov-14 0.96 <1 <2 9 <1 0.46 

MPR-437 248 St. @ 116 Ave. 2-Dec-14 1.5 <1 <2 8 <1 0.46 

MPR-437 248 St. @ 116 Ave. 9-Dec-14 1.2 <1 <2 7 <1 2.5 

MPR-437 248 St. @ 116 Ave. 16-Dec-14 1.2 <1 <2 7 <1 0.62 

MPR-437 248 St. @ 116 Ave. 23-Dec-14 0.82 <1 NA 7.4 <1 0.59 

MPR-437 248 St. @ 116 Ave. 30-Dec-14 0.74 <1 NA 7 <1 0.46 

MPR-438 125 Ave. West off 256 St. 7-Jan-14 0.73 <1 2 6 <1 0.31 

MPR-438 125 Ave. West off 256 St. 14-Jan-14 1.1 <1 <2 1 <1 0.32 

MPR-438 125 Ave. West off 256 St. 21-Jan-14 0.93 <1 <2 7 <1 0.29 

MPR-438 125 Ave. West off 256 St. 28-Jan-14 1.2 <1 <2 6 <1 0.48 

MPR-438 125 Ave. West off 256 St. 4-Feb-14 0.91 <1 <2 5 <1 0.25 

MPR-438 125 Ave. West off 256 St. 11-Feb-14 0.86 <1 <2 5 <1 0.27 

MPR-438 125 Ave. West off 256 St. 18-Feb-14 1.1 <1 2 4 <1 0.44 

MPR-438 125 Ave. West off 256 St. 25-Feb-14 1.5 <1 4 5 <1 0.34 

MPR-438 125 Ave. West off 256 St. 4-Mar-14 1 <1 2 5 <1 0.31 

MPR-438 125 Ave. West off 256 St. 11-Mar-14 1.1 <1 <2 5 <1 0.68 

MPR-438 125 Ave. West off 256 St. 18-Mar-14 1.2 <1 <2 6 <1 0.56 

MPR-438 125 Ave. West off 256 St. 25-Mar-14 0.8 <1 <2 6 <1 0.39 

MPR-438 125 Ave. West off 256 St. 1-Apr-14 0.74 <1 <2 7 <1 0.34 

MPR-438 125 Ave. West off 256 St. 8-Apr-14 1.2 <1 <2 7 <1 0.31 

MPR-438 125 Ave. West off 256 St. 15-Apr-14 1.1 <1 <2 8 <1 0.25 
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MPR-438 125 Ave. West off 256 St. 22-Apr-14 0.73 <1 <2 9 <1 0.29 

MPR-438 125 Ave. West off 256 St. 29-Apr-14 1.1 <1 <2 8 <1 0.32 

MPR-438 125 Ave. West off 256 St. 6-May-14 0.92 <1 <2 10 <1 0.36 

MPR-438 125 Ave. West off 256 St. 13-May-14 0.68 <1 <2 10 <1 0.24 

MPR-438 125 Ave. West off 256 St. 20-May-14 0.92 <1 <2 12 <1 0.3 

MPR-438 125 Ave. West off 256 St. 27-May-14 1.1 <1 <2 12 <1 0.43 

MPR-438 125 Ave. West off 256 St. 3-Jun-14 1 <1 <2 12 <1 0.41 

MPR-438 125 Ave. West off 256 St. 10-Jun-14 0.75 <1 <2 13 <1 0.25 

MPR-438 125 Ave. West off 256 St. 17-Jun-14 1.2 <1 <2 12 <1 0.28 

MPR-438 125 Ave. West off 256 St. 24-Jun-14 0.96 <1 <2 13 <1 0.34 

MPR-438 125 Ave. West off 256 St. 2-Jul-14 0.95 <1 <2 13 <1 0.23 

MPR-438 125 Ave. West off 256 St. 8-Jul-14 0.97 <1 <2 18 <1 0.38 

MPR-438 125 Ave. West off 256 St. 15-Jul-14 1 <1 <2 20 <1 0.39 

MPR-438 125 Ave. West off 256 St. 22-Jul-14 1 <1 <2 15 <1 0.21 

MPR-438 125 Ave. West off 256 St. 29-Jul-14 1.2 <1 2 15 <1 0.3 

MPR-438 125 Ave. West off 256 St. 5-Aug-14 0.89 <1 4 15 <1 0.23 

MPR-438 125 Ave. West off 256 St. 12-Aug-14 1.1 <1 <2 15 <1 0.23 

MPR-438 125 Ave. West off 256 St. 19-Aug-14 1.1 <1 <2 16 <1 0.23 

MPR-438 125 Ave. West off 256 St. 26-Aug-14 1.1 <1 <2 16 <1 0.24 

MPR-438 125 Ave. West off 256 St. 2-Sep-14 1 <1 <2 16 <1 0.23 

MPR-438 125 Ave. West off 256 St. 9-Sep-14 1.1 <1 <2 16 <1 0.28 

MPR-438 125 Ave. West off 256 St. 16-Sep-14 1.1 <1 <2 16 <1 0.43 

MPR-438 125 Ave. West off 256 St. 23-Sep-14 1.1 <1 <2 16 <1 0.22 

MPR-438 125 Ave. West off 256 St. 30-Sep-14 1.1 <1 <2 15 <1 0.61 

MPR-438 125 Ave. West off 256 St. 7-Oct-14 1 <1 <2 15 <1 0.54 

MPR-438 125 Ave. West off 256 St. 14-Oct-14 0.84 <1 <2 15 <1 0.35 

MPR-438 125 Ave. West off 256 St. 21-Oct-14 0.81 <1 <2 14 <1 0.34 

MPR-438 125 Ave. West off 256 St. 28-Oct-14 0.6 <1 2 13 <1 0.38 

MPR-438 125 Ave. West off 256 St. 4-Nov-14 0.7 <1 2 12 <1 0.43 

MPR-438 125 Ave. West off 256 St. 12-Nov-14 0.34 <1 <2 11 <1 0.56 

MPR-438 125 Ave. West off 256 St. 18-Nov-14 1.2 <1 <2 10 <1 0.49 

MPR-438 125 Ave. West off 256 St. 25-Nov-14 0.96 <1 4 9 <1 0.48 

MPR-438 125 Ave. West off 256 St. 2-Dec-14 0.86 <1 <2 8 <1 0.35 

MPR-438 125 Ave. West off 256 St. 9-Dec-14 1 <1 <2 7 <1 0.55 

MPR-438 125 Ave. West off 256 St. 16-Dec-14 0.95 <1 <2 7 <1 0.6 

MPR-438 125 Ave. West off 256 St. 23-Dec-14 0.85 <1 NA 7.3 <1 0.65 

MPR-438 125 Ave. West off 256 St. 30-Dec-14 0.67 <1 NA 7 <1 0.44 
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MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 7-Jan-14 1 <1 <2 5 <1 0.25 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 14-Jan-14 1 <1 <2 1 <1 0.28 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 21-Jan-14 1.2 <1 2 6 <1 0.28 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 28-Jan-14 1.2 <1 2 5 <1 0.25 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 4-Feb-14 1.1 <1 <2 4 <1 0.27 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 11-Feb-14 0.99 <1 <2 5 <1 0.26 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 18-Feb-14 1 <1 <2 4 <1 0.32 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 25-Feb-14 0.89 <1 <2 4 <1 0.4 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 4-Mar-14 0.98 <1 <2 4 <1 0.35 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 11-Mar-14 0.86 <1 <2 5 <1 0.32 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 18-Mar-14 0.96 <1 <2 6 <1 0.45 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 25-Mar-14 0.87 <1 <2 6 <1 0.38 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 1-Apr-14 1 <1 16 7 <1 0.31 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 8-Apr-14 0.75 <1 <2 8 <1 0.3 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 15-Apr-14 0.77 <1 <2 9 <1 0.26 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 22-Apr-14 1 <1 <2 10 <1 0.26 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 29-Apr-14 0.83 <1 <2 10 <1 0.26 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 6-May-14 0.75 <1 <2 11 <1 0.25 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 13-May-14 0.64 <1 <2 12 <1 0.31 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 20-May-14 0.79 <1 <2 14 <1 0.3 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 27-May-14 0.54 <1 <2 15 <1 0.32 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 3-Jun-14 0.7 <1 <2 15 <1 0.26 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 10-Jun-14 0.54 <1 <2 17 <1 0.24 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 17-Jun-14 0.37 <1 <2 16 <1 0.25 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 24-Jun-14 0.71 <1 <2 16 <1 0.32 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 2-Jul-14 0.71 <1 <2 17 <1 0.23 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 8-Jul-14 0.74 <1 <2 18 <1 0.23 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 15-Jul-14 0.58 <1 <2 20 <1 0.24 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 22-Jul-14 0.79 <1 <2 19 <1 0.19 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 29-Jul-14 0.77 <1 <2 19 <1 0.22 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 5-Aug-14 0.65 <1 <2 20 <1 0.2 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 12-Aug-14 0.7 <1 <2 20 <1 0.27 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 19-Aug-14 0.5 <1 <2 20 <1 0.19 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 26-Aug-14 0.59 <1 <2 19 <1 0.27 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 2-Sep-14 0.77 <1 <2 18 <1 0.2 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 9-Sep-14 0.77 <1 <2 17 <1 0.26 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 16-Sep-14 0.69 <1 <2 16 <1 0.25 



City of Maple Ridge 

Drinking Water Quality Report 2014 

 
 

56 
 

Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 23-Sep-14 0.6 <1 <2 17 <1 0.36 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 30-Sep-14 0.33 <1 <2 16 <1 0.6 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 7-Oct-14 0.48 <1 <2 15 <1 0.38 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 14-Oct-14 0.45 <1 <2 15 <1 0.34 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 21-Oct-14 0.62 <1 <2 15 <1 0.36 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 28-Oct-14 0.3 <1 <2 14 <1 0.35 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 4-Nov-14 0.55 <1 <2 13 <1 0.43 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 12-Nov-14 0.35 <1 <2 12 <1 0.53 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 18-Nov-14 0.27 <1 <2 8 <1 0.49 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 25-Nov-14 0.69 <1 <2 9 <1 0.4 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 2-Dec-14 0.65 <1 <2 8 <1 0.34 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 9-Dec-14 0.58 <1 <2 7 <1 0.33 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 16-Dec-14 0.7 <1 2 8 <1 0.5 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 23-Dec-14 0.76 <1 NA 7.5 <1 0.43 

MPR-439 130 Ave. @ 251A St. (W. of 256 St.) 30-Dec-14 0.61 <1 NA 7 <1 0.41 

MPR-440 232 St. @ 117 Ave. 7-Jan-14 0.72 <1 <2 5 <1 0.32 

MPR-440 232 St. @ 117 Ave. 14-Jan-14 0.89 <1 <2 2 <1 0.47 

MPR-440 232 St. @ 117 Ave. 21-Jan-14 0.9 <1 <2 5 <1 0.3 

MPR-440 232 St. @ 117 Ave. 28-Jan-14 0.92 <1 <2 6 <1 0.26 

MPR-440 232 St. @ 117 Ave. 4-Feb-14 0.96 <1 <2 5 <1 0.25 

MPR-440 232 St. @ 117 Ave. 11-Feb-14 0.97 <1 <2 4 <1 0.25 

MPR-440 232 St. @ 117 Ave. 18-Feb-14 1.1 <1 <2 5 <1 0.58 

MPR-440 232 St. @ 117 Ave. 25-Feb-14 0.86 <1 <2 4 <1 0.5 

MPR-440 232 St. @ 117 Ave. 4-Mar-14 1 <1 <2 5 <1 0.62 

MPR-440 232 St. @ 117 Ave. 11-Mar-14 1 <1 4 5 <1 0.95 

MPR-440 232 St. @ 117 Ave. 18-Mar-14 1.2 <1 <2 5 <1 0.56 

MPR-440 232 St. @ 117 Ave. 25-Mar-14 0.93 <1 <2 6 <1 0.4 

MPR-440 232 St. @ 117 Ave. 1-Apr-14 0.93 <1 <2 6 <1 0.43 

MPR-440 232 St. @ 117 Ave. 8-Apr-14 1 <1 <2 7 <1 0.32 

MPR-440 232 St. @ 117 Ave. 15-Apr-14 0.93 <1 <2 6 <1 0.27 

MPR-440 232 St. @ 117 Ave. 22-Apr-14 0.67 <1 <2 8 <1 0.36 

MPR-440 232 St. @ 117 Ave. 29-Apr-14 0.98 <1 <2 7 <1 0.36 

MPR-440 232 St. @ 117 Ave. 6-May-14 1.2 <1 <2 8 <1 0.4 

MPR-440 232 St. @ 117 Ave. 13-May-14 0.85 <1 <2 9 <1 0.34 

MPR-440 232 St. @ 117 Ave. 20-May-14 0.88 <1 <2 10 <1 0.3 

MPR-440 232 St. @ 117 Ave. 27-May-14 0.87 <1 <2 10 <1 0.32 

MPR-440 232 St. @ 117 Ave. 3-Jun-14 0.77 <1 <2 10 <1 0.35 
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MPR-440 232 St. @ 117 Ave. 10-Jun-14 1 <1 <2 10 <1 0.27 

MPR-440 232 St. @ 117 Ave. 17-Jun-14 0.92 <1 <2 11 <1 0.35 

MPR-440 232 St. @ 117 Ave. 24-Jun-14 0.86 <1 <2 11 <1 0.27 

MPR-440 232 St. @ 117 Ave. 2-Jul-14 0.83 <1 <2 12 <1 0.35 

MPR-440 232 St. @ 117 Ave. 8-Jul-14 0.84 <1 <2 15 <1 0.42 

MPR-440 232 St. @ 117 Ave. 15-Jul-14 0.89 <1 <2 15 <1 0.26 

MPR-440 232 St. @ 117 Ave. 22-Jul-14 0.97 <1 <2 13 <1 0.2 

MPR-440 232 St. @ 117 Ave. 29-Jul-14 1 <1 <2 13 <1 0.3 

MPR-440 232 St. @ 117 Ave. 5-Aug-14 1.1 <1 <2 14 <1 0.27 

MPR-440 232 St. @ 117 Ave. 12-Aug-14 1.1 <1 <2 15 <1 0.29 

MPR-440 232 St. @ 117 Ave. 19-Aug-14 1 <1 <2 15 <1 0.23 

MPR-440 232 St. @ 117 Ave. 26-Aug-14 1.1 <1 2 15 <1 0.25 

MPR-440 232 St. @ 117 Ave. 2-Sep-14 1.1 <1 2 16 <1 0.24 

MPR-440 232 St. @ 117 Ave. 9-Sep-14 1.2 <1 <2 15 <1 0.29 

MPR-440 232 St. @ 117 Ave. 16-Sep-14 0.98 <1 <2 15 <1 0.32 

MPR-440 232 St. @ 117 Ave. 23-Sep-14 1.2 <1 <2 16 <1 0.27 

MPR-440 232 St. @ 117 Ave. 30-Sep-14 1.1 <1 <2 14 <1 0.73 

MPR-440 232 St. @ 117 Ave. 7-Oct-14 1 <1 <2 15 <1 0.64 

MPR-440 232 St. @ 117 Ave. 14-Oct-14 1.1 <1 <2 14 <1 0.34 

MPR-440 232 St. @ 117 Ave. 21-Oct-14 1.1 <1 <2 13 <1 0.47 

MPR-440 232 St. @ 117 Ave. 28-Oct-14 0.91 <1 <2 12 <1 0.32 

MPR-440 232 St. @ 117 Ave. 4-Nov-14 0.98 <1 <2 11 <1 0.55 

MPR-440 232 St. @ 117 Ave. 12-Nov-14 1.2 <1 <2 10 <1 0.73 

MPR-440 232 St. @ 117 Ave. 18-Nov-14 1 <1 <2 9 <1 0.59 

MPR-440 232 St. @ 117 Ave. 25-Nov-14 1.2 <1 <2 9 <1 0.61 

MPR-440 232 St. @ 117 Ave. 2-Dec-14 0.97 <1 <2 7 <1 0.5 

MPR-440 232 St. @ 117 Ave. 9-Dec-14 1.3 <1 <2 7 <1 0.48 

MPR-440 232 St. @ 117 Ave. 16-Dec-14 1 <1 <2 7 <1 0.71 

MPR-440 232 St. @ 117 Ave. 23-Dec-14 0.91 <1 NA 7 <1 0.69 

MPR-440 232 St. @ 117 Ave. 30-Dec-14 0.72 <1 NA 6 <1 0.52 

MPR-441 132 Ave. @ Cedar Way 7-Jan-14 0.07 <1 2 5 <1 0.39 

MPR-441 132 Ave. @ Cedar Way 14-Jan-14 0.04 <1 <2 2 <1 0.31 

MPR-441 132 Ave. @ Cedar Way 21-Jan-14 0.21 <1 <2 6 <1 0.24 

MPR-441 132 Ave. @ Cedar Way 28-Jan-14 0.12 <1 <2 6 <1 0.27 

MPR-441 132 Ave. @ Cedar Way 4-Feb-14 0.24 <1 <2 5 <1 0.22 

MPR-441 132 Ave. @ Cedar Way 11-Feb-14 0.22 <1 <2 4 <1 0.27 

MPR-441 132 Ave. @ Cedar Way 18-Feb-14 0.36 <1 <2 5 <1 0.48 
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MPR-441 132 Ave. @ Cedar Way 25-Feb-14 0.23 <1 <2 5 <1 0.31 

MPR-441 132 Ave. @ Cedar Way 4-Mar-14 0.64 <1 <2 5 <1 1.6 

MPR-441 132 Ave. @ Cedar Way 11-Mar-14 0.78 <1 <2 6 <1 0.65 

MPR-441 132 Ave. @ Cedar Way 18-Mar-14 0.82 <1 <2 6 <1 0.59 

MPR-441 132 Ave. @ Cedar Way 25-Mar-14 0.65 <1 <2 6 <1 0.37 

MPR-441 132 Ave. @ Cedar Way 1-Apr-14 0.58 <1 <2 7 <1 0.46 

MPR-441 132 Ave. @ Cedar Way 8-Apr-14 0.71 <1 <2 8 <1 0.29 

MPR-441 132 Ave. @ Cedar Way 15-Apr-14 0.6 <1 <2 9 <1 0.22 

MPR-441 132 Ave. @ Cedar Way 22-Apr-14 0.62 <1 <2 9 <1 0.28 

MPR-441 132 Ave. @ Cedar Way 29-Apr-14 0.59 <1 <2 9 <1 0.29 

MPR-441 132 Ave. @ Cedar Way 6-May-14 0.63 <1 <2 11 <1 0.33 

MPR-441 132 Ave. @ Cedar Way 13-May-14 0.65 <1 <2 11 <1 0.34 

MPR-441 132 Ave. @ Cedar Way 20-May-14 0.45 <1 <2 12 <1 0.23 

MPR-441 132 Ave. @ Cedar Way 27-May-14 0.66 <1 <2 13 <1 0.32 

MPR-441 132 Ave. @ Cedar Way 3-Jun-14 0.48 <1 <2 13 <1 0.36 

MPR-441 132 Ave. @ Cedar Way 10-Jun-14 0.63 <1 <2 14 <1 0.3 

MPR-441 132 Ave. @ Cedar Way 17-Jun-14 0.24 <1 <2 13 <1 0.22 

MPR-441 132 Ave. @ Cedar Way 24-Jun-14 0.52 <1 <2 14 <1 0.23 

MPR-441 132 Ave. @ Cedar Way 2-Jul-14 0.2 <1 <2 16 <1 0.23 

MPR-441 132 Ave. @ Cedar Way 8-Jul-14 0.17 <1 <2 18 <1 0.41 

MPR-441 132 Ave. @ Cedar Way 15-Jul-14 0.09 <1 <2 18 <1 0.39 

MPR-441 132 Ave. @ Cedar Way 22-Jul-14 0.05 <1 <2 18 <1 0.17 

MPR-441 132 Ave. @ Cedar Way 29-Jul-14 0.13 <1 70 18 <1 0.26 

MPR-441 132 Ave. @ Cedar Way 5-Aug-14 0.09 <1 <2 19 <1 0.21 

MPR-441 132 Ave. @ Cedar Way 12-Aug-14 0.02 <1 <2 19 <1 0.23 

MPR-441 132 Ave. @ Cedar Way 19-Aug-14 0.46 <1 4 19 <1 0.28 

MPR-441 132 Ave. @ Cedar Way 26-Aug-14 0.04 <1 8 19 <1 0.27 

MPR-441 132 Ave. @ Cedar Way 2-Sep-14 <0.01 <1 12 19 <1 0.22 

MPR-441 132 Ave. @ Cedar Way 9-Sep-14 0.03 <1 2 19 <1 0.23 

MPR-441 132 Ave. @ Cedar Way 16-Sep-14 0.01 <1 8 18 <1 0.25 

MPR-441 132 Ave. @ Cedar Way 23-Sep-14 0.02 <1 14 18 <1 0.23 

MPR-441 132 Ave. @ Cedar Way 30-Sep-14 0.14 <1 <2 16 <1 0.51 

MPR-441 132 Ave. @ Cedar Way 7-Oct-14 0.14 <1 4 16 <1 0.5 

MPR-441 132 Ave. @ Cedar Way 14-Oct-14 0.25 <1 <2 16 <1 0.32 

MPR-441 132 Ave. @ Cedar Way 21-Oct-14 0.42 <1 <2 15 <1 0.36 

MPR-441 132 Ave. @ Cedar Way 28-Oct-14 0.05 <1 8 13 <1 0.42 

MPR-441 132 Ave. @ Cedar Way 4-Nov-14 0.04 <1 2 13 <1 0.43 
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MPR-441 132 Ave. @ Cedar Way 12-Nov-14 0.06 <1 <2 12 <1 0.47 

MPR-441 132 Ave. @ Cedar Way 18-Nov-14 0.1 <1 <2 10 <1 0.55 

MPR-441 132 Ave. @ Cedar Way 25-Nov-14 0.04 <1 <2 9 <1 0.43 

MPR-441 132 Ave. @ Cedar Way 2-Dec-14 0.04 <1 <2 8 <1 0.39 

MPR-441 132 Ave. @ Cedar Way 9-Dec-14 0.29 <1 <2 7 <1 0.41 

MPR-441 132 Ave. @ Cedar Way 16-Dec-14 0.03 <1 <2 8 <1 0.4 

MPR-441 132 Ave. @ Cedar Way 23-Dec-14 0.09 <1 NA 8 <1 0.49 

MPR-441 132 Ave. @ Cedar Way 30-Dec-14 0.01 <1 NA 7 <1 0.46 

MPR-442 Princess St. @ Ditton St. 7-Jan-14 0.42 <1 <2 6 <1 0.3 

MPR-442 Princess St. @ Ditton St. 14-Jan-14 0.52 <1 <2 3 <1 0.36 

MPR-442 Princess St. @ Ditton St. 21-Jan-14 0.55 <1 <2 6 <1 0.29 

MPR-442 Princess St. @ Ditton St. 28-Jan-14 0.52 <1 <2 7 <1 0.28 

MPR-442 Princess St. @ Ditton St. 4-Feb-14 0.58 <1 <2 5 <1 0.28 

MPR-442 Princess St. @ Ditton St. 11-Feb-14 0.61 <1 <2 5 <1 0.27 

MPR-442 Princess St. @ Ditton St. 18-Feb-14 0.8 <1 <2 5 <1 0.52 

MPR-442 Princess St. @ Ditton St. 25-Feb-14 0.99 <1 2 5 <1 1.7 

MPR-442 Princess St. @ Ditton St. 4-Mar-14 0.68 <1 <2 5 <1 0.28 

MPR-442 Princess St. @ Ditton St. 11-Mar-14 0.55 <1 <2 6 <1 0.64 

MPR-442 Princess St. @ Ditton St. 18-Mar-14 0.56 <1 <2 7 <1 0.55 

MPR-442 Princess St. @ Ditton St. 25-Mar-14 0.44 <1 <2 7 <1 0.36 

MPR-442 Princess St. @ Ditton St. 1-Apr-14 0.42 <1 <2 7 <1 0.31 

MPR-442 Princess St. @ Ditton St. 8-Apr-14 0.61 <1 <2 9 <1 0.26 

MPR-442 Princess St. @ Ditton St. 15-Apr-14 0.46 <1 <2 9 <1 0.25 

MPR-442 Princess St. @ Ditton St. 22-Apr-14 0.42 <1 <2 9 <1 0.28 

MPR-442 Princess St. @ Ditton St. 29-Apr-14 0.45 <1 <2 10 <1 0.34 

MPR-442 Princess St. @ Ditton St. 6-May-14 0.49 <1 <2 11 <1 0.29 

MPR-442 Princess St. @ Ditton St. 13-May-14 0.46 <1 <2 11 <1 0.38 

MPR-442 Princess St. @ Ditton St. 20-May-14 0.55 <1 <2 12 <1 0.28 

MPR-442 Princess St. @ Ditton St. 27-May-14 0.46 <1 <2 13 <1 0.29 

MPR-442 Princess St. @ Ditton St. 3-Jun-14 0.4 <1 <2 13 <1 0.31 

MPR-442 Princess St. @ Ditton St. 10-Jun-14 0.57 <1 <2 14 <1 0.26 

MPR-442 Princess St. @ Ditton St. 17-Jun-14 0.41 <1 <2 14 <1 0.27 

MPR-442 Princess St. @ Ditton St. 24-Jun-14 0.41 <1 <2 14 <1 0.26 

MPR-442 Princess St. @ Ditton St. 2-Jul-14 0.47 <1 <2 14 <1 0.51 

MPR-442 Princess St. @ Ditton St. 8-Jul-14 0.49 <1 <2 17 <1 0.41 

MPR-442 Princess St. @ Ditton St. 15-Jul-14 0.51 <1 <2 18 <1 0.21 

MPR-442 Princess St. @ Ditton St. 22-Jul-14 0.49 <1 <2 15 <1 0.22 
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MPR-442 Princess St. @ Ditton St. 29-Jul-14 0.52 <1 <2 16 <1 0.23 

MPR-442 Princess St. @ Ditton St. 5-Aug-14 0.62 <1 2 15 <1 0.3 

MPR-442 Princess St. @ Ditton St. 12-Aug-14 0.63 <1 4 16 <1 0.97 

MPR-442 Princess St. @ Ditton St. 19-Aug-14 0.59 <1 <2 17 <1 0.24 

MPR-442 Princess St. @ Ditton St. 26-Aug-14 0.52 <1 2 17 <1 0.25 

MPR-442 Princess St. @ Ditton St. 2-Sep-14 0.56 <1 2 17 <1 0.24 

MPR-442 Princess St. @ Ditton St. 9-Sep-14 0.57 <1 2 17 <1 0.25 

MPR-442 Princess St. @ Ditton St. 16-Sep-14 0.5 <1 <2 17 <1 0.24 

MPR-442 Princess St. @ Ditton St. 23-Sep-14 0.47 <1 <2 18 <1 0.23 

MPR-442 Princess St. @ Ditton St. 30-Sep-14 0.44 <1 <2 16 <1 0.51 

MPR-442 Princess St. @ Ditton St. 7-Oct-14 0.37 <1 <2 16 <1 0.49 

MPR-442 Princess St. @ Ditton St. 14-Oct-14 0.44 <1 <2 16 <1 0.3 

MPR-442 Princess St. @ Ditton St. 21-Oct-14 0.24 <1 4 15 <1 0.38 

MPR-442 Princess St. @ Ditton St. 28-Oct-14 0.34 <1 2 14 <1 0.53 

MPR-442 Princess St. @ Ditton St. 4-Nov-14 0.38 <1 <2 13 <1 0.47 

MPR-442 Princess St. @ Ditton St. 12-Nov-14 0.47 <1 <2 12 <1 0.61 

MPR-442 Princess St. @ Ditton St. 18-Nov-14 0.39 <1 <2 9 <1 0.48 

MPR-442 Princess St. @ Ditton St. 25-Nov-14 0.51 <1 <2 10 <1 0.52 

MPR-442 Princess St. @ Ditton St. 2-Dec-14 0.43 <1 <2 9 <1 0.57 

MPR-442 Princess St. @ Ditton St. 9-Dec-14 0.72 <1 <2 8 <1 0.39 

MPR-442 Princess St. @ Ditton St. 16-Dec-14 0.66 <1 <2 8 <1 0.48 

MPR-442 Princess St. @ Ditton St. 23-Dec-14 0.54 <1 NA 8 <1 0.62 

MPR-442 Princess St. @ Ditton St. 30-Dec-14 0.38 <1 NA 7 <1 0.48 

MPR-443 216 St. @ Donovan 7-Jan-14 0.66 <1 <2 6 <1 0.34 

MPR-443 216 St. @ Donovan 14-Jan-14 0.72 <1 <2 2 <1 0.35 

MPR-443 216 St. @ Donovan 21-Jan-14 0.82 <1 <2 6 <1 0.29 

MPR-443 216 St. @ Donovan 28-Jan-14 0.79 <1 <2 6 <1 0.28 

MPR-443 216 St. @ Donovan 4-Feb-14 0.74 <1 <2 4 <1 0.24 

MPR-443 216 St. @ Donovan 11-Feb-14 0.76 <1 <2 4 <1 0.26 

MPR-443 216 St. @ Donovan 18-Feb-14 0.94 <1 <2 5 <1 0.52 

MPR-443 216 St. @ Donovan 25-Feb-14 0.93 <1 <2 5 <1 0.35 

MPR-443 216 St. @ Donovan 4-Mar-14 1 <1 2 4 <1 4.2 

MPR-443 216 St. @ Donovan 11-Mar-14 1.2 <1 <2 5 <1 1.3 

MPR-443 216 St. @ Donovan 18-Mar-14 1.1 <1 <2 6 <1 0.51 

MPR-443 216 St. @ Donovan 25-Mar-14 0.93 <1 <2 6 <1 0.37 

MPR-443 216 St. @ Donovan 1-Apr-14 0.71 <1 <2 6 <1 0.4 

MPR-443 216 St. @ Donovan 8-Apr-14 1 <1 <2 8 <1 0.36 
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MPR-443 216 St. @ Donovan 15-Apr-14 0.92 <1 2 7 <1 0.31 

MPR-443 216 St. @ Donovan 22-Apr-14 0.61 <1 <2 8 <1 0.36 

MPR-443 216 St. @ Donovan 29-Apr-14 0.88 <1 <2 8 <1 0.34 

MPR-443 216 St. @ Donovan 6-May-14 1.2 <1 <2 9 <1 0.42 

MPR-443 216 St. @ Donovan 13-May-14 0.71 <1 <2 10 <1 0.3 

MPR-443 216 St. @ Donovan 20-May-14 0.92 <1 <2 10 <1 0.31 

MPR-443 216 St. @ Donovan 27-May-14 0.85 <1 <2 10 <1 0.31 

MPR-443 216 St. @ Donovan 3-Jun-14 1 <1 <2 10 <1 0.37 

MPR-443 216 St. @ Donovan 10-Jun-14 0.91 <1 <2 11 <1 0.4 

MPR-443 216 St. @ Donovan 17-Jun-14 0.82 <1 <2 10 <1 0.41 

MPR-443 216 St. @ Donovan 24-Jun-14 0.93 <1 <2 12 <1 0.31 

MPR-443 216 St. @ Donovan 2-Jul-14 0.78 <1 2 13 <1 0.25 

MPR-443 216 St. @ Donovan 8-Jul-14 0.88 <1 <2 15 <1 0.28 

MPR-443 216 St. @ Donovan 15-Jul-14 0.84 <1 <2 15 <1 0.21 

MPR-443 216 St. @ Donovan 22-Jul-14 0.8 <1 <2 14 <1 0.2 

MPR-443 216 St. @ Donovan 29-Jul-14 0.93 <1 <2 15 <1 0.23 

MPR-443 216 St. @ Donovan 5-Aug-14 1.2 <1 <2 15 <1 0.27 

MPR-443 216 St. @ Donovan 12-Aug-14 1.1 <1 <2 16 <1 0.22 

MPR-443 216 St. @ Donovan 19-Aug-14 1 <1 <2 15 <1 0.26 

MPR-443 216 St. @ Donovan 26-Aug-14 1 <1 6 16 <1 0.24 

MPR-443 216 St. @ Donovan 2-Sep-14 0.95 <1 2 16 <1 0.23 

MPR-443 216 St. @ Donovan 9-Sep-14 0.99 <1 <2 16 <1 0.28 

MPR-443 216 St. @ Donovan 16-Sep-14 0.95 <1 4 16 <1 0.32 

MPR-443 216 St. @ Donovan 23-Sep-14 0.8 <1 <2 16 <1 0.34 

MPR-443 216 St. @ Donovan 30-Sep-14 1 <1 <2 14 <1 0.78 

MPR-443 216 St. @ Donovan 7-Oct-14 1 <1 <2 14 <1 0.52 

MPR-443 216 St. @ Donovan 14-Oct-14 1.1 <1 <2 14 <1 0.28 

MPR-443 216 St. @ Donovan 21-Oct-14 1 <1 <2 13 <1 1 

MPR-443 216 St. @ Donovan 28-Oct-14 0.89 <1 <2 12 <1 0.59 

MPR-443 216 St. @ Donovan 4-Nov-14 0.81 <1 <2 12 <1 0.56 

MPR-443 216 St. @ Donovan 12-Nov-14 1 <1 <2 10 <1 0.66 

MPR-443 216 St. @ Donovan 18-Nov-14 0.86 <1 <2 6 <1 0.53 

MPR-443 216 St. @ Donovan 25-Nov-14 1 <1 <2 9 <1 0.61 

MPR-443 216 St. @ Donovan 2-Dec-14 0.88 <1 <2 7 <1 0.54 

MPR-443 216 St. @ Donovan 9-Dec-14 1.2 <1 4 7 <1 0.43 

MPR-443 216 St. @ Donovan 16-Dec-14 0.95 <1 <2 7 <1 0.55 

MPR-443 216 St. @ Donovan 23-Dec-14 0.73 <1 NA 7.6 <1 0.59 
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MPR-443 216 St. @ Donovan 30-Dec-14 0.65 <1 NA 6 <1 0.56 

MPR-444 Foreman Drive @ 232nd St. 7-Jan-14 0.35 <1 <2 5 <1 0.29 

MPR-444 Foreman Drive @ 232nd St. 14-Jan-14 0.59 <1 <2 2 <1 0.32 

MPR-444 Foreman Drive @ 232nd St. 21-Jan-14 0.59 <1 <2 6 <1 0.29 

MPR-444 Foreman Drive @ 232nd St. 28-Jan-14 0.55 <1 <2 6 <1 0.25 

MPR-444 Foreman Drive @ 232nd St. 4-Feb-14 0.51 <1 <2 5 <1 0.25 

MPR-444 Foreman Drive @ 232nd St. 11-Feb-14 0.69 <1 <2 4 <1 0.26 

MPR-444 Foreman Drive @ 232nd St. 18-Feb-14 0.72 <1 <2 5 <1 0.5 

MPR-444 Foreman Drive @ 232nd St. 25-Feb-14 1.3 <1 <2 5 <1 0.36 

MPR-444 Foreman Drive @ 232nd St. 4-Mar-14 0.8 <1 <2 5 <1 0.3 

MPR-444 Foreman Drive @ 232nd St. 11-Mar-14 0.68 <1 <2 6 <1 0.72 

MPR-444 Foreman Drive @ 232nd St. 18-Mar-14 0.79 <1 <2 6 <1 0.65 

MPR-444 Foreman Drive @ 232nd St. 25-Mar-14 0.65 <1 <2 6 <1 0.4 

MPR-444 Foreman Drive @ 232nd St. 1-Apr-14 0.53 <1 <2 7 <1 0.36 

MPR-444 Foreman Drive @ 232nd St. 8-Apr-14 0.66 <1 <2 8 <1 0.29 

MPR-444 Foreman Drive @ 232nd St. 15-Apr-14 0.66 <1 <2 8 <1 0.25 

MPR-444 Foreman Drive @ 232nd St. 22-Apr-14 0.5 <1 <2 8 <1 0.26 

MPR-444 Foreman Drive @ 232nd St. 29-Apr-14 0.59 <1 <2 9 <1 0.27 

MPR-444 Foreman Drive @ 232nd St. 6-May-14 0.72 <1 <2 11 <1 0.25 

MPR-444 Foreman Drive @ 232nd St. 13-May-14 0.67 <1 <2 10 <1 0.37 

MPR-444 Foreman Drive @ 232nd St. 20-May-14 0.52 <1 <2 12 <1 0.25 

MPR-444 Foreman Drive @ 232nd St. 27-May-14 0.71 <1 <2 12 <1 0.27 

MPR-444 Foreman Drive @ 232nd St. 3-Jun-14 0.61 <1 <2 12 <1 0.28 

MPR-444 Foreman Drive @ 232nd St. 10-Jun-14 0.66 <1 <2 13 <1 0.25 

MPR-444 Foreman Drive @ 232nd St. 17-Jun-14 0.5 <1 <2 13 <1 0.21 

MPR-444 Foreman Drive @ 232nd St. 24-Jun-14 0.68 <1 <2 13 <1 0.23 

MPR-444 Foreman Drive @ 232nd St. 2-Jul-14 0.68 <1 <2 13 <1 0.26 

MPR-444 Foreman Drive @ 232nd St. 8-Jul-14 0.55 <1 <2 15 <1 0.35 

MPR-444 Foreman Drive @ 232nd St. 15-Jul-14 0.7 <1 <2 15 <1 0.31 

MPR-444 Foreman Drive @ 232nd St. 22-Jul-14 0.65 <1 <2 15 <1 0.2 

MPR-444 Foreman Drive @ 232nd St. 29-Jul-14 0.67 <1 2 15 <1 0.27 

MPR-444 Foreman Drive @ 232nd St. 5-Aug-14 0.89 <1 <2 16 <1 0.23 

MPR-444 Foreman Drive @ 232nd St. 12-Aug-14 0.95 <1 <2 17 <1 0.2 

MPR-444 Foreman Drive @ 232nd St. 19-Aug-14 0.8 <1 <2 17 <1 0.25 

MPR-444 Foreman Drive @ 232nd St. 26-Aug-14 0.72 <1 2 17 <1 0.23 

MPR-444 Foreman Drive @ 232nd St. 2-Sep-14 0.86 <1 <2 16 <1 0.26 

MPR-444 Foreman Drive @ 232nd St. 9-Sep-14 0.76 <1 <2 17 <1 0.32 
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MPR-444 Foreman Drive @ 232nd St. 16-Sep-14 0.72 <1 <2 17 <1 0.27 

MPR-444 Foreman Drive @ 232nd St. 23-Sep-14 0.7 <1 2 16 <1 0.29 

MPR-444 Foreman Drive @ 232nd St. 30-Sep-14 0.32 <1 4 15 <1 0.44 

MPR-444 Foreman Drive @ 232nd St. 7-Oct-14 0.71 <1 <2 15 <1 0.51 

MPR-444 Foreman Drive @ 232nd St. 14-Oct-14 0.77 <1 <2 15 <1 0.31 

MPR-444 Foreman Drive @ 232nd St. 21-Oct-14 0.31 <1 <2 14 <1 0.32 

MPR-444 Foreman Drive @ 232nd St. 28-Oct-14 0.31 <1 <2 13 <1 0.53 

MPR-444 Foreman Drive @ 232nd St. 4-Nov-14 0.37 <1 <2 12 <1 0.44 

MPR-444 Foreman Drive @ 232nd St. 12-Nov-14 0.33 <1 <2 11 <1 0.59 

MPR-444 Foreman Drive @ 232nd St. 18-Nov-14 0.75 <1 <2 9 <1 0.46 

MPR-444 Foreman Drive @ 232nd St. 25-Nov-14 0.6 <1 <2 9 <1 0.53 

MPR-444 Foreman Drive @ 232nd St. 2-Dec-14 0.39 <1 <2 8 <1 0.37 

MPR-444 Foreman Drive @ 232nd St. 9-Dec-14 0.87 <1 <2 7 <1 0.38 

MPR-444 Foreman Drive @ 232nd St. 16-Dec-14 0.67 <1 8 8 <1 0.48 

MPR-444 Foreman Drive @ 232nd St. 23-Dec-14 0.39 <1 NA 7.4 <1 0.67 

MPR-444 Foreman Drive @ 232nd St. 30-Dec-14 0.56 <1 NA 7 <1 0.45 

MPR-445 127th Ave. and 266 St. 7-Jan-14 0.89 <1 <2 6 <1 0.3 

MPR-445 127th Ave. and 266 St. 14-Jan-14 0.76 <1 <2 1 <1 0.24 

MPR-445 127th Ave. and 266 St. 21-Jan-14 0.84 <1 <2 6 <1 0.26 

MPR-445 127th Ave. and 266 St. 28-Jan-14 0.67 <1 <2 6 <1 0.23 

MPR-445 127th Ave. and 266 St. 4-Feb-14 0.6 <1 <2 6 <1 0.25 

MPR-445 127th Ave. and 266 St. 11-Feb-14 0.7 <1 <2 5 <1 0.24 

MPR-445 127th Ave. and 266 St. 18-Feb-14 0.55 <1 6 5 <1 0.31 

MPR-445 127th Ave. and 266 St. 25-Feb-14 0.63 <1 <2 5 <1 0.34 

MPR-445 127th Ave. and 266 St. 4-Mar-14 0.4 <1 <2 5 <1 0.37 

MPR-445 127th Ave. and 266 St. 11-Mar-14 0.62 <1 <2 5 <1 0.31 

MPR-445 127th Ave. and 266 St. 18-Mar-14 0.87 <1 <2 6 <1 1.1 

MPR-445 127th Ave. and 266 St. 25-Mar-14 0.83 <1 <2 7 <1 0.38 

MPR-445 127th Ave. and 266 St. 1-Apr-14 0.78 <1 <2 7 <1 0.37 

MPR-445 127th Ave. and 266 St. 8-Apr-14 0.75 <1 <2 8 <1 0.27 

MPR-445 127th Ave. and 266 St. 15-Apr-14 0.76 <1 <2 9 <1 0.24 

MPR-445 127th Ave. and 266 St. 22-Apr-14 0.79 <1 <2 9 <1 0.22 

MPR-445 127th Ave. and 266 St. 29-Apr-14 0.65 <1 <2 10 <1 0.21 

MPR-445 127th Ave. and 266 St. 6-May-14 0.87 <1 <2 11 <1 0.26 

MPR-445 127th Ave. and 266 St. 13-May-14 0.7 <1 140 11 <1 0.4 

MPR-445 127th Ave. and 266 St. 20-May-14 0.51 <1 <2 13 <1 0.35 

MPR-445 127th Ave. and 266 St. 27-May-14 0.37 <1 <2 14 <1 0.44 
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MPR-445 127th Ave. and 266 St. 3-Jun-14 0.78 <1 <2 14 <1 0.33 

MPR-445 127th Ave. and 266 St. 10-Jun-14 0.58 <1 <2 15 <1 0.28 

MPR-445 127th Ave. and 266 St. 17-Jun-14 0.6 <1 <2 14 <1 0.28 

MPR-445 127th Ave. and 266 St. 24-Jun-14 0.3 <1 <2 15 <1 0.32 

MPR-445 127th Ave. and 266 St. 2-Jul-14 0.29 <1 2 15 <1 0.2 

MPR-445 127th Ave. and 266 St. 8-Jul-14 0.46 <1 <2 18 <1 0.24 

MPR-445 127th Ave. and 266 St. 15-Jul-14 0.74 <1 <2 19 <1 0.25 

MPR-445 127th Ave. and 266 St. 22-Jul-14 0.5 <1 <2 18 <1 0.19 

MPR-445 127th Ave. and 266 St. 29-Jul-14 0.74 <1 <2 18 <1 0.22 

MPR-445 127th Ave. and 266 St. 5-Aug-14 0.94 <1 <2 19 <1 0.25 

MPR-445 127th Ave. and 266 St. 12-Aug-14 0.7 <1 <2 19 <1 2.6 

MPR-445 127th Ave. and 266 St. 19-Aug-14 0.65 <1 <2 19 <1 0.26 

MPR-445 127th Ave. and 266 St. 26-Aug-14 1 <1 <2 18 <1 0.47 

MPR-445 127th Ave. and 266 St. 2-Sep-14 0.67 <1 2 18 <1 0.22 

MPR-445 127th Ave. and 266 St. 9-Sep-14 0.62 <1 <2 18 <1 0.24 

MPR-445 127th Ave. and 266 St. 16-Sep-14 0.61 <1 <2 18 <1 0.22 

MPR-445 127th Ave. and 266 St. 23-Sep-14 0.44 <1 <2 17 <1 0.27 

MPR-445 127th Ave. and 266 St. 30-Sep-14 0.12 <1 6 17 <1 0.29 

MPR-445 127th Ave. and 266 St. 7-Oct-14 0.11 <1 2 16 <1 0.37 

MPR-445 127th Ave. and 266 St. 14-Oct-14 0.12 <1 4 16 <1 0.36 

MPR-445 127th Ave. and 266 St. 21-Oct-14 0.11 <1 <2 15 <1 0.29 

MPR-445 127th Ave. and 266 St. 28-Oct-14 0.15 <1 <2 14 <1 0.33 

MPR-445 127th Ave. and 266 St. 4-Nov-14 0.03 <1 12 13 <1 0.38 

MPR-445 127th Ave. and 266 St. 12-Nov-14 0.03 <1 6 12 <1 0.49 

MPR-445 127th Ave. and 266 St. 18-Nov-14 0.15 <1 10 10 <1 0.44 

MPR-445 127th Ave. and 266 St. 25-Nov-14 0.22 <1 4 10 <1 0.38 

MPR-445 127th Ave. and 266 St. 2-Dec-14 0.11 <1 <2 9 <1 0.43 

MPR-445 127th Ave. and 266 St. 9-Dec-14 0.04 <1 6 8 <1 0.31 

MPR-445 127th Ave. and 266 St. 16-Dec-14 0.64 <1 <2 8 <1 0.61 

MPR-445 127th Ave. and 266 St. 23-Dec-14 0.79 <1 NA 8 <1 0.48 

MPR-445 127th Ave. and 266 St. 30-Dec-14 0.34 <1 NA 8 <1 0.41 

MPR-446 128th Ave and Willow Place 7-Jan-14 0.96 <1 <2 6 <1 0.25 

MPR-446 128th Ave and Willow Place 14-Jan-14 0.75 <1 <2 1 <1 0.26 

MPR-446 128th Ave and Willow Place 21-Jan-14 0.74 <1 <2 6 <1 0.33 

MPR-446 128th Ave and Willow Place 28-Jan-14 0.83 <1 <2 6 <1 0.27 

MPR-446 128th Ave and Willow Place 4-Feb-14 0.94 <1 2 5 <1 0.31 

MPR-446 128th Ave and Willow Place 11-Feb-14 0.67 <1 <2 5 <1 0.26 
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Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

MPR-446 128th Ave and Willow Place 18-Feb-14 0.71 <1 6 5 <1 0.4 

MPR-446 128th Ave and Willow Place 25-Feb-14 0.62 <1 <2 4 <1 0.38 

MPR-446 128th Ave and Willow Place 4-Mar-14 0.69 <1 <2 4 <1 0.38 

MPR-446 128th Ave and Willow Place 11-Mar-14 0.8 <1 <2 5 <1 1.4 

MPR-446 128th Ave and Willow Place 18-Mar-14 0.59 <1 <2 6 <1 0.51 

MPR-446 128th Ave and Willow Place 25-Mar-14 0.8 <1 <2 6 <1 0.65 

MPR-446 128th Ave and Willow Place 1-Apr-14 0.79 <1 <2 7 <1 0.38 

MPR-446 128th Ave and Willow Place 8-Apr-14 0.61 <1 <2 8 <1 0.36 

MPR-446 128th Ave and Willow Place 15-Apr-14 0.52 <1 <2 8 <1 0.25 

MPR-446 128th Ave and Willow Place 22-Apr-14 0.52 <1 <2 8 <1 0.32 

MPR-446 128th Ave and Willow Place 29-Apr-14 0.49 <1 <2 8 <1 0.26 

MPR-446 128th Ave and Willow Place 6-May-14 0.63 <1 <2 9 <1 0.27 

MPR-446 128th Ave and Willow Place 13-May-14 0.39 <1 <2 10 <1 0.26 

MPR-446 128th Ave and Willow Place 20-May-14 0.32 <1 <2 12 <1 0.31 

MPR-446 128th Ave and Willow Place 27-May-14 0.28 <1 <2 12 <1 0.3 

MPR-446 128th Ave and Willow Place 3-Jun-14 0.31 <1 <2 12 <1 0.39 

MPR-446 128th Ave and Willow Place 10-Jun-14 0.38 <1 <2 13 <1 0.42 

MPR-446 128th Ave and Willow Place 17-Jun-14 0.34 <1 2 12 <1 0.31 

MPR-446 128th Ave and Willow Place 24-Jun-14 0.8 <1 <2 13 <1 0.34 

MPR-446 128th Ave and Willow Place 2-Jul-14 0.76 <1 <2 14 <1 0.24 

MPR-446 128th Ave and Willow Place 8-Jul-14 0.79 <1 <2 17 <1 0.23 

MPR-446 128th Ave and Willow Place 15-Jul-14 0.13 <1 <2 19 <1 0.26 

MPR-446 128th Ave and Willow Place 22-Jul-14 0.07 <1 2 16 <1 0.23 

MPR-446 128th Ave and Willow Place 29-Jul-14 0.1 <1 <2 16 <1 0.23 

MPR-446 128th Ave and Willow Place 5-Aug-14 0.05 <1 <2 17 <1 0.25 

MPR-446 128th Ave and Willow Place 12-Aug-14 0.5 <1 <2 17 <1 0.24 

MPR-446 128th Ave and Willow Place 19-Aug-14 0.07 <1 <2 17 <1 0.25 

MPR-446 128th Ave and Willow Place 26-Aug-14 0.68 <1 <2 17 <1 0.23 

MPR-446 128th Ave and Willow Place 2-Sep-14 0.44 <1 <2 16 <1 0.26 

MPR-446 128th Ave and Willow Place 9-Sep-14 0.03 <1 <2 16 <1 0.24 

MPR-446 128th Ave and Willow Place 16-Sep-14 0.05 <1 <2 16 <1 0.28 

MPR-446 128th Ave and Willow Place 23-Sep-14 0.01 <1 <2 12 <1 0.38 

MPR-446 128th Ave and Willow Place 30-Sep-14 0.11 <1 2 15 <1 0.42 

MPR-446 128th Ave and Willow Place 7-Oct-14 0.11 <1 4 14 <1 0.31 

MPR-446 128th Ave and Willow Place 14-Oct-14 0.22 <1 36 14 <1 0.38 

MPR-446 128th Ave and Willow Place 21-Oct-14 0.36 <1 <2 13 <1 0.43 

MPR-446 128th Ave and Willow Place 28-Oct-14 0.53 <1 <2 12 <1 0.45 
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MF/ 
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MPR-446 128th Ave and Willow Place 4-Nov-14 0.52 <1 <2 12 <1 0.44 

MPR-446 128th Ave and Willow Place 12-Nov-14 1 <1 <2 11 <1 0.58 

MPR-446 128th Ave and Willow Place 18-Nov-14 0.49 <1 <2 8 <1 0.66 

MPR-446 128th Ave and Willow Place 25-Nov-14 0.68 <1 <2 9 <1 0.52 

MPR-446 128th Ave and Willow Place 2-Dec-14 0.67 <1 <2 8 <1 0.58 

MPR-446 128th Ave and Willow Place 9-Dec-14 0.68 <1 <2 8 <1 0.52 

MPR-446 128th Ave and Willow Place 16-Dec-14 0.72 <1 <2 8 <1 0.5 

MPR-446 128th Ave and Willow Place 23-Dec-14 1 <1 NA 8 <1 0.47 

MPR-446 128th Ave and Willow Place 30-Dec-14 0.75 <1 NA 7 <1 0.47 

MPR-447 117 Ave. @ 210 St. 7-Jan-14 0.63 <1 2 6 <1 0.27 

MPR-447 117 Ave. @ 210 St. 14-Jan-14 0.79 <1 <2 2 <1 0.36 

MPR-447 117 Ave. @ 210 St. 21-Jan-14 0.78 <1 <2 6 <1 0.3 

MPR-447 117 Ave. @ 210 St. 28-Jan-14 0.71 <1 4 7 <1 0.27 

MPR-447 117 Ave. @ 210 St. 4-Feb-14 0.8 <1 2 5 <1 0.24 

MPR-447 117 Ave. @ 210 St. 11-Feb-14 0.84 <1 <2 4 <1 0.26 

MPR-447 117 Ave. @ 210 St. 18-Feb-14 1 <1 2 5 <1 0.56 

MPR-447 117 Ave. @ 210 St. 25-Feb-14 0.98 <1 <2 5 <1 0.37 

MPR-447 117 Ave. @ 210 St. 4-Mar-14 0.91 <1 8 5 <1 2.9 

MPR-447 117 Ave. @ 210 St. 11-Mar-14 0.96 <1 6 5 <1 0.98 

MPR-447 117 Ave. @ 210 St. 18-Mar-14 0.91 <1 <2 6 <1 0.54 

MPR-447 117 Ave. @ 210 St. 25-Mar-14 0.74 <1 <2 6 <1 0.35 

MPR-447 117 Ave. @ 210 St. 1-Apr-14 0.64 <1 2 7 <1 0.37 

MPR-447 117 Ave. @ 210 St. 8-Apr-14 0.83 <1 <2 8 <1 0.31 

MPR-447 117 Ave. @ 210 St. 15-Apr-14 0.69 <1 <2 9 <1 0.24 

MPR-447 117 Ave. @ 210 St. 22-Apr-14 0.58 <1 <2 9 <1 0.35 

MPR-447 117 Ave. @ 210 St. 29-Apr-14 0.78 <1 <2 9 <1 0.29 

MPR-447 117 Ave. @ 210 St. 6-May-14 0.9 <1 <2 10 <1 0.41 

MPR-447 117 Ave. @ 210 St. 13-May-14 0.59 <1 <2 10 <1 0.4 

MPR-447 117 Ave. @ 210 St. 20-May-14 0.77 <1 <2 12 <1 0.24 

MPR-447 117 Ave. @ 210 St. 27-May-14 0.73 <1 2 12 <1 0.26 

MPR-447 117 Ave. @ 210 St. 3-Jun-14 0.83 <1 <2 12 <1 0.3 

MPR-447 117 Ave. @ 210 St. 10-Jun-14 0.8 <1 <2 13 <1 0.31 

MPR-447 117 Ave. @ 210 St. 17-Jun-14 0.65 <1 <2 12 <1 0.43 

MPR-447 117 Ave. @ 210 St. 24-Jun-14 0.72 <1 <2 13 <1 0.21 

MPR-447 117 Ave. @ 210 St. 2-Jul-14 0.78 <1 <2 14 <1 0.25 

MPR-447 117 Ave. @ 210 St. 8-Jul-14 0.64 <1 4 18 <1 0.38 

MPR-447 117 Ave. @ 210 St. 15-Jul-14 0.77 <1 <2 18 <1 0.28 
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MPR-447 117 Ave. @ 210 St. 22-Jul-14 0.78 <1 <2 15 <1 0.18 

MPR-447 117 Ave. @ 210 St. 29-Jul-14 0.87 <1 <2 15 <1 0.24 

MPR-447 117 Ave. @ 210 St. 5-Aug-14 0.93 <1 2 16 <1 0.23 

MPR-447 117 Ave. @ 210 St. 12-Aug-14 0.94 <1 <2 17 <1 0.21 

MPR-447 117 Ave. @ 210 St. 19-Aug-14 1 <1 2 17 <1 0.25 

MPR-447 117 Ave. @ 210 St. 26-Aug-14 0.91 <1 <2 17 <1 0.23 

MPR-447 117 Ave. @ 210 St. 2-Sep-14 0.86 <1 <2 17 <1 0.22 

MPR-447 117 Ave. @ 210 St. 9-Sep-14 1 <1 <2 17 <1 0.26 

MPR-447 117 Ave. @ 210 St. 16-Sep-14 0.94 <1 <2 17 <1 0.41 

MPR-447 117 Ave. @ 210 St. 23-Sep-14 1 <1 <2 18 <1 0.33 

MPR-447 117 Ave. @ 210 St. 30-Sep-14 1 <1 <2 15 <1 0.8 

MPR-447 117 Ave. @ 210 St. 7-Oct-14 0.94 <1 <2 15 <1 0.55 

MPR-447 117 Ave. @ 210 St. 14-Oct-14 1 <1 <2 15 <1 0.31 

MPR-447 117 Ave. @ 210 St. 21-Oct-14 0.92 <1 <2 13 <1 0.83 

MPR-447 117 Ave. @ 210 St. 28-Oct-14 0.66 <1 <2 13 <1 0.55 

MPR-447 117 Ave. @ 210 St. 4-Nov-14 0.66 <1 <2 12 <1 0.5 

MPR-447 117 Ave. @ 210 St. 12-Nov-14 0.88 <1 <2 11 <1 0.58 

MPR-447 117 Ave. @ 210 St. 18-Nov-14 0.81 <1 <2 7 <1 0.49 

MPR-447 117 Ave. @ 210 St. 25-Nov-14 0.85 <1 <2 9 <1 0.55 

MPR-447 117 Ave. @ 210 St. 2-Dec-14 0.67 <1 <2 8 <1 0.61 

MPR-447 117 Ave. @ 210 St. 9-Dec-14 1.1 <1 <2 7 <1 0.43 

MPR-447 117 Ave. @ 210 St. 16-Dec-14 0.9 <1 <2 8 <1 0.53 

MPR-447 117 Ave. @ 210 St. 23-Dec-14 0.87 <1 NA 7.5 <1 0.69 

MPR-447 117 Ave. @ 210 St. 30-Dec-14 0.57 <1 NA 7 <1 0.54 

MPR-448 248th St. & McClure 7-Jan-14 0.65 <1 <2 6 <1 0.32 

MPR-448 248th St. & McClure 14-Jan-14 0.87 <1 <2 3 <1 0.35 

MPR-448 248th St. & McClure 21-Jan-14 0.66 <1 <2 7 <1 0.29 

MPR-448 248th St. & McClure 28-Jan-14 0.88 <1 <2 7 <1 0.25 

MPR-448 248th St. & McClure 4-Feb-14 0.74 <1 <2 5 <1 0.24 

MPR-448 248th St. & McClure 11-Feb-14 0.65 <1 <2 5 <1 0.32 

MPR-448 248th St. & McClure 18-Feb-14 0.65 <1 <2 5 <1 0.45 

MPR-448 248th St. & McClure 25-Feb-14 0.71 <1 <2 5 <1 0.47 

MPR-448 248th St. & McClure 4-Mar-14 0.84 <1 <2 5 <1 0.29 

MPR-448 248th St. & McClure 11-Mar-14 0.85 <1 <2 6 <1 0.62 

MPR-448 248th St. & McClure 18-Mar-14 0.92 <1 <2 6 <1 0.65 

MPR-448 248th St. & McClure 25-Mar-14 0.52 <1 <2 7 <1 0.49 

MPR-448 248th St. & McClure 1-Apr-14 0.51 <1 <2 7 <1 0.34 
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MPR-448 248th St. & McClure 8-Apr-14 0.77 <1 <2 8 <1 0.34 

MPR-448 248th St. & McClure 15-Apr-14 0.61 <1 <2 9 <1 0.3 

MPR-448 248th St. & McClure 22-Apr-14 0.68 <1 <2 10 <1 0.28 

MPR-448 248th St. & McClure 29-Apr-14 0.67 <1 <2 10 <1 0.32 

MPR-448 248th St. & McClure 6-May-14 0.5 <1 <2 12 <1 0.27 

MPR-448 248th St. & McClure 13-May-14 0.57 <1 <2 12 <1 0.39 

MPR-448 248th St. & McClure 20-May-14 0.71 <1 <2 14 <1 0.33 

MPR-448 248th St. & McClure 27-May-14 0.61 <1 <2 14 <1 0.29 

MPR-448 248th St. & McClure 3-Jun-14 0.57 <1 <2 13 <1 0.53 

MPR-448 248th St. & McClure 10-Jun-14 0.6 <1 <2 15 <1 0.28 

MPR-448 248th St. & McClure 17-Jun-14 0.69 <1 <2 15 <1 0.32 

MPR-448 248th St. & McClure 24-Jun-14 0.4 <1 <2 15 <1 0.26 

MPR-448 248th St. & McClure 2-Jul-14 0.59 <1 2 15 <1 0.29 

MPR-448 248th St. & McClure 8-Jul-14 0.46 <1 <2 19 <1 0.29 

MPR-448 248th St. & McClure 15-Jul-14 0.9 <1 <2 18 <1 0.25 

MPR-448 248th St. & McClure 22-Jul-14 0.49 <1 2 17 <1 0.17 

MPR-448 248th St. & McClure 29-Jul-14 0.73 <1 <2 17 <1 0.24 

MPR-448 248th St. & McClure 5-Aug-14 0.33 <1 2 18 <1 0.21 

MPR-448 248th St. & McClure 12-Aug-14 0.76 <1 <2 18 <1 0.28 

MPR-448 248th St. & McClure 19-Aug-14 0.38 <1 <2 18 <1 0.19 

MPR-448 248th St. & McClure 26-Aug-14 0.65 <1 <2 18 <1 0.24 

MPR-448 248th St. & McClure 2-Sep-14 0.18 <1 2 18 <1 0.21 

MPR-448 248th St. & McClure 9-Sep-14 0.39 <1 2 18 <1 0.34 

MPR-448 248th St. & McClure 16-Sep-14 0.22 <1 <2 18 <1 0.32 

MPR-448 248th St. & McClure 23-Sep-14 0.24 <1 <2 18 <1 0.3 

MPR-448 248th St. & McClure 30-Sep-14 0.28 <1 24 17 <1 0.54 

MPR-448 248th St. & McClure 7-Oct-14 0.33 <1 <2 17 <1 0.64 

MPR-448 248th St. & McClure 14-Oct-14 0.26 <1 2 16 <1 0.34 

MPR-448 248th St. & McClure 21-Oct-14 0.14 <1 <2 15 <1 0.4 

MPR-448 248th St. & McClure 28-Oct-14 0.15 <1 <2 14 <1 0.4 

MPR-448 248th St. & McClure 4-Nov-14 0.46 <1 <2 13 <1 0.48 

MPR-448 248th St. & McClure 12-Nov-14 0.14 <1 <2 12 <1 0.72 

MPR-448 248th St. & McClure 18-Nov-14 0.65 <1 <2 7 <1 0.55 

MPR-448 248th St. & McClure 25-Nov-14 0.71 <1 <2 10 <1 0.46 

MPR-448 248th St. & McClure 2-Dec-14 0.57 <1 <2 8 <1 0.49 

MPR-448 248th St. & McClure 9-Dec-14 0.91 <1 <2 8 <1 0.54 

MPR-448 248th St. & McClure 16-Dec-14 0.53 <1 <2 8 <1 0.45 
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MPR-448 248th St. & McClure 23-Dec-14 0.85 <1 NA 7.8 <1 0.5 

MPR-448 248th St. & McClure 30-Dec-14 0.53 <1 NA 7 <1 0.51 

MPR-449 Meadow Brook North of Douglas 7-Jan-14 0.13 <1 <2 7 <1 0.33 

MPR-449 Meadow Brook North of Douglas 14-Jan-14 0.17 <1 <2 3 <1 0.28 

MPR-449 Meadow Brook North of Douglas 21-Jan-14 0.09 <1 <2 8 <1 0.23 

MPR-449 Meadow Brook North of Douglas 28-Jan-14 0.22 <1 <2 8 <1 0.27 

MPR-449 Meadow Brook North of Douglas 4-Feb-14 0.3 <1 <2 7 <1 0.22 

MPR-449 Meadow Brook North of Douglas 11-Feb-14 0.33 <1 <2 6 <1 0.25 

MPR-449 Meadow Brook North of Douglas 18-Feb-14 0.25 <1 <2 6 <1 0.45 

MPR-449 Meadow Brook North of Douglas 25-Feb-14 0.64 <1 <2 6 <1 0.32 

MPR-449 Meadow Brook North of Douglas 4-Mar-14 0.24 <1 <2 6 <1 0.26 

MPR-449 Meadow Brook North of Douglas 11-Mar-14 0.46 <1 <2 7 <1 0.63 

MPR-449 Meadow Brook North of Douglas 18-Mar-14 0.47 <1 <2 8 <1 0.48 

MPR-449 Meadow Brook North of Douglas 25-Mar-14 0.34 <1 <2 8 <1 0.36 

MPR-449 Meadow Brook North of Douglas 1-Apr-14 0.34 <1 <2 8 <1 0.26 

MPR-449 Meadow Brook North of Douglas 8-Apr-14 0.43 <1 <2 9 <1 0.25 

MPR-449 Meadow Brook North of Douglas 15-Apr-14 0.29 <1 <2 10 <1 0.26 

MPR-449 Meadow Brook North of Douglas 22-Apr-14 0.35 <1 <2 10 <1 0.26 

MPR-449 Meadow Brook North of Douglas 29-Apr-14 0.34 <1 <2 11 <1 0.24 

MPR-449 Meadow Brook North of Douglas 6-May-14 0.3 <1 <2 12 <1 0.27 

MPR-449 Meadow Brook North of Douglas 13-May-14 0.23 <1 <2 12 <1 0.29 

MPR-449 Meadow Brook North of Douglas 20-May-14 0.27 <1 <2 13 <1 0.23 

MPR-449 Meadow Brook North of Douglas 27-May-14 0.34 <1 <2 14 <1 0.24 

MPR-449 Meadow Brook North of Douglas 3-Jun-14 0.24 <1 <2 14 <1 0.27 

MPR-449 Meadow Brook North of Douglas 10-Jun-14 0.35 <1 <2 15 <1 0.29 

MPR-449 Meadow Brook North of Douglas 17-Jun-14 0.2 <1 <2 15 <1 0.32 

MPR-449 Meadow Brook North of Douglas 24-Jun-14 0.23 <1 <2 16 <1 0.22 

MPR-449 Meadow Brook North of Douglas 2-Jul-14 0.18 <1 <2 16 <1 0.26 

MPR-449 Meadow Brook North of Douglas 8-Jul-14 0.08 <1 <2 18 <1 0.35 

MPR-449 Meadow Brook North of Douglas 15-Jul-14 0.23 <1 2 17 <1 0.19 

MPR-449 Meadow Brook North of Douglas 22-Jul-14 0.08 <1 14 18 <1 0.21 

MPR-449 Meadow Brook North of Douglas 29-Jul-14 0.16 <1 2 18 <1 0.19 

MPR-449 Meadow Brook North of Douglas 5-Aug-14 0.26 <1 <2 18 <1 0.17 

MPR-449 Meadow Brook North of Douglas 12-Aug-14 0.2 <1 4 19 <1 0.23 

MPR-449 Meadow Brook North of Douglas 19-Aug-14 0.24 <1 28 19 <1 0.2 

MPR-449 Meadow Brook North of Douglas 26-Aug-14 0.32 <1 6 19 <1 0.23 

MPR-449 Meadow Brook North of Douglas 2-Sep-14 0.2 <1 <2 19 <1 0.24 
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Sample Reported Name 
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Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 
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°C 
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Coliform 
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mL 
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MPR-449 Meadow Brook North of Douglas 9-Sep-14 0.14 <1 4 19 <1 0.26 

MPR-449 Meadow Brook North of Douglas 16-Sep-14 0.11 <1 4 18 <1 0.23 

MPR-449 Meadow Brook North of Douglas 23-Sep-14 0.04 <1 28 18 <1 0.2 

MPR-449 Meadow Brook North of Douglas 30-Sep-14 0.17 <1 4 18 <1 0.53 

MPR-449 Meadow Brook North of Douglas 7-Oct-14 0.06 <1 <2 17 <1 0.38 

MPR-449 Meadow Brook North of Douglas 14-Oct-14 0.43 <1 2 17 <1 2 

MPR-449 Meadow Brook North of Douglas 21-Oct-14 0.04 <1 16 16 <1 0.36 

MPR-449 Meadow Brook North of Douglas 28-Oct-14 0.04 <1 46 16 <1 0.38 

MPR-449 Meadow Brook North of Douglas 4-Nov-14 0.03 <1 46 15 <1 0.39 

MPR-449 Meadow Brook North of Douglas 12-Nov-14 0.05 <1 28 14 <1 0.43 

MPR-449 Meadow Brook North of Douglas 18-Nov-14 0.03 <1 36 9 <1 0.42 

MPR-449 Meadow Brook North of Douglas 25-Nov-14 0.04 <1 40 11 <1 0.39 

MPR-449 Meadow Brook North of Douglas 2-Dec-14 0.01 <1 26 11 <1 0.32 

MPR-449 Meadow Brook North of Douglas 9-Dec-14 0.11 <1 4 10 <1 0.54 

MPR-449 Meadow Brook North of Douglas 16-Dec-14 0.04 <1 <2 10 <1 0.39 

MPR-449 Meadow Brook North of Douglas 23-Dec-14 0.03 <1 NA 9.2 <1 0.46 

MPR-449 Meadow Brook North of Douglas 30-Dec-14 0.14 <1 NA 9 <1 0.37 

GV-071 Haney 2-Jan-14 0.7 <1 <2 <1 0.21 

GV-071 Haney 3-Jan-14 0.72 <1 140 <1 0.18 

GV-071 Haney 6-Jan-14 0.55 <1 <2 <1 0.38 

GV-071 Haney 10-Jan-14 0.83 <1 <2 <1 0.34 

GV-071 Haney 13-Jan-14 0.46 <1 <2 <1 0.5 

GV-071 Haney 15-Jan-14 0.64 <1 <2 <1 0.56 

GV-071 Haney 20-Jan-14 0.89 <1 <2 <1 0.34 

GV-071 Haney 23-Jan-14 0.96 <1 <2 <1 0.29 

GV-071 Haney 28-Jan-14 0.78 <1 <2 <1 0.28 

GV-071 Haney 5-Feb-14 0.72 <1 <2 <1 0.36 

GV-071 Haney 12-Feb-14 0.51 <1 <2 <1 0.27 

GV-071 Haney 14-Feb-14 0.74 <1 <2 <1 0.65 

GV-071 Haney 18-Feb-14 0.54 <1 <2 <1 0.67 

GV-071 Haney 20-Feb-14 0.78 <1 <2 <1 0.74 

GV-071 Haney 21-Feb-14 0.72 <1 <2 <1 0.57 

GV-071 Haney 26-Feb-14 0.7 <1 2 <1 0.45 

GV-071 Haney 28-Feb-14 0.6 <1 <2 <1 0.34 

GV-071 Haney 5-Mar-14 0.93 <1 <2 <1 0.67 

GV-071 Haney 13-Mar-14 0.85 <1 <2 <1 0.54 

GV-071 Haney 14-Mar-14 0.82 <1 <2 <1 0.74 
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Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

GV-071 Haney 19-Mar-14 0.98 <1 <2 
 

<1 0.5 

GV-071 Haney 25-Mar-14 0.9 <1 <2 
 

<1 0.52 

GV-071 Haney 26-Mar-14 0.67 <1 2 
 

<1 0.31 

GV-071 Haney 3-Apr-14 0.82 <1 <2 
 

<1 0.38 

GV-071 Haney 8-Apr-14 0.72 <1 <2 
 

<1 0.32 

GV-071 Haney 15-Apr-14 0.83 <1 <2 
 

<1 0.33 

GV-071 Haney 22-Apr-14 0.8 <1 <2 
 

<1 0.37 

GV-071 Haney 24-Apr-14 0.7 <1 <2 
 

<1 0.29 

GV-071 Haney 29-Apr-14 0.89 <1 <2 
 

<1 0.3 

GV-071 Haney 1-May-14 0.66 <1 <2 
 

<1 0.35 

GV-071 Haney 7-May-14 0.91 <1 <2 
 

<1 0.46 

GV-071 Haney 13-May-14 0.94 <1 <2 
 

<1 0.33 

GV-071 Haney 14-May-14 0.8 <1 <2 
 

<1 0.29 

GV-071 Haney 16-May-14 0.8 <1 <2 
 

<1 0.38 

GV-071 Haney 22-May-14 0.69 <1 <2 
 

<1 0.27 

GV-071 Haney 29-May-14 0.68 <1 <2 
 

<1 0.28 

GV-071 Haney 3-Jun-14 0.61 <1 <2 
 

<1 0.3 

GV-071 Haney 5-Jun-14 0.88 <1 <2 
 

<1 0.29 

GV-071 Haney 11-Jun-14 0.84 <1 4 
 

<1 0.25 

GV-071 Haney 18-Jun-14 0.8 <1 <2 
 

<1 0.33 

GV-071 Haney 20-Jun-14 0.78 <1 2 
 

<1 0.24 

GV-071 Haney 25-Jun-14 0.83 <1 2 
 

<1 0.3 

GV-071 Haney 3-Jul-14 0.66 <1 <2 
 

<1 0.47 

GV-071 Haney 10-Jul-14 0.66 <1 <2 
 

<1 0.28 

GV-071 Haney 17-Jul-14 0.69 <1 <2 
 

<1 0.21 

GV-071 Haney 23-Jul-14 0.64 <1 <2 
 

<1 0.33 

GV-071 Haney 29-Jul-14 0.89 <1 <2 
 

<1 0.24 

GV-071 Haney 5-Aug-14 1.1 <1 <2 
 

<1 0.26 

GV-071 Haney 13-Aug-14 0.9 <1 <2 
 

<1 0.22 

GV-071 Haney 21-Aug-14 0.93 <1 6 
 

<1 0.28 

GV-071 Haney 22-Aug-14 0.98 <1 <2 
 

<1 1 

GV-071 Haney 27-Aug-14 1.1 <1 <2 
 

<1 0.27 

GV-071 Haney 4-Sep-14 0.67 <1 <2 
 

<1 0.34 

GV-071 Haney 10-Sep-14 0.59 <1 <2 
 

<1 0.4 

GV-071 Haney 12-Sep-14 0.98 <1 <2 
 

<1 0.2 

GV-071 Haney 16-Sep-14 0.79 <1 <2 
 

<1 0.35 

GV-071 Haney 19-Sep-14 0.56 <1 <2 
 

<1 0.33 
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

GV-071 Haney 23-Sep-14 0.95 <1 4 
 

<1 0.33 

GV-071 Haney 1-Oct-14 0.92 <1 <2 
 

<1 0.87 

GV-071 Haney 9-Oct-14 0.94 <1 <2 
 

<1 0.59 

GV-071 Haney 16-Oct-14 0.51 <1 <2 
 

<1 0.5 

GV-071 Haney 21-Oct-14 0.82 <1 <2 
 

<1 0.38 

GV-071 Haney 29-Oct-14 0.68 <1 <2 
 

<1 0.56 

GV-071 Haney 30-Oct-14 0.77 <1 4 
 

<1 0.74 

GV-071 Haney 5-Nov-14 0.98 <1 <2 
 

<1 2.5 

GV-071 Haney 13-Nov-14 0.93 <1 <2 
 

<1 0.72 

GV-071 Haney 19-Nov-14 0.96 <1 <2 
 

<1 0.7 

GV-071 Haney 26-Nov-14 0.8 <1 14 
 

<1 1.4 

GV-071 Haney 27-Nov-14 0.75 <1 2 
 

<1 0.51 

GV-071 Haney 3-Dec-14 0.94 <1 <2 
 

<1 0.53 

GV-071 Haney 11-Dec-14 0.87 <1 <2 
 

<1 0.4 

GV-071 Haney 17-Dec-14 1 <1 <2 
 

<1 0.6 

GV-071 Haney 22-Dec-14 0.89 <1 NA 
 

<1 0.83 

GV-071 Haney 31-Dec-14 0.6 <1 NA 
 

<1 0.46 

GV-072 Maple Ridge Pump Station 2-Jan-14 0.97 <1 6 
 

<1 0.32 

GV-072 Maple Ridge Pump Station 3-Jan-14 0.84 <1 <2 
 

<1 0.47 

GV-072 Maple Ridge Pump Station 6-Jan-14 0.74 <1 <2 
 

<1 0.4 

GV-072 Maple Ridge Pump Station 10-Jan-14 0.83 <1 8 
 

<1 0.37 

GV-072 Maple Ridge Pump Station 13-Jan-14 0.93 <1 2 
 

<1 0.48 

GV-072 Maple Ridge Pump Station 15-Jan-14 0.89 <1 <2 
 

<1 0.61 

GV-072 Maple Ridge Pump Station 20-Jan-14 0.64 <1 2 
 

<1 0.41 

GV-072 Maple Ridge Pump Station 23-Jan-14 0.98 <1 <2 
 

<1 0.32 

GV-072 Maple Ridge Pump Station 28-Jan-14 0.76 <1 <2 
 

<1 0.29 

GV-072 Maple Ridge Pump Station 30-Jan-14 0.83 <1 <2 
 

<1 0.29 

GV-072 Maple Ridge Pump Station 5-Feb-14 0.91 <1 <2 
 

<1 0.34 

GV-072 Maple Ridge Pump Station 12-Feb-14 0.93 <1 <2 
 

<1 0.33 

GV-072 Maple Ridge Pump Station 14-Feb-14 1.1 <1 <2 
 

<1 0.71 

GV-072 Maple Ridge Pump Station 18-Feb-14 1 <1 2 
 

<1 0.79 

GV-072 Maple Ridge Pump Station 21-Feb-14 0.96 <1 <2 
 

<1 0.56 

GV-072 Maple Ridge Pump Station 26-Feb-14 0.77 <1 <2 
 

<1 0.42 

GV-072 Maple Ridge Pump Station 28-Feb-14 0.95 <1 <2 
 

<1 0.4 

GV-072 Maple Ridge Pump Station 5-Mar-14 1.2 <1 18 
 

<1 0.69 

GV-072 Maple Ridge Pump Station 13-Mar-14 0.89 <1 <2 
 

<1 0.58 

GV-072 Maple Ridge Pump Station 14-Mar-14 0.86 <1 <2 
 

<1 0.82 
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

GV-072 Maple Ridge Pump Station 19-Mar-14 1.1 <1 2 <1 0.51 

GV-072 Maple Ridge Pump Station 21-Mar-14 0.85 <1 <2 <1 0.6 

GV-072 Maple Ridge Pump Station 25-Mar-14 1 <1 <2 <1 0.41 

GV-072 Maple Ridge Pump Station 26-Mar-14 0.87 <1 <2 <1 0.33 

GV-072 Maple Ridge Pump Station 3-Apr-14 0.97 <1 <2 <1 0.36 

GV-072 Maple Ridge Pump Station 8-Apr-14 0.85 <1 <2 <1 0.33 

GV-072 Maple Ridge Pump Station 15-Apr-14 1.1 <1 <2 <1 0.29 

GV-072 Maple Ridge Pump Station 22-Apr-14 0.93 <1 <2 <1 0.42 

GV-072 Maple Ridge Pump Station 24-Apr-14 0.93 <1 4 <1 0.3 

GV-072 Maple Ridge Pump Station 29-Apr-14 0.96 <1 <2 <1 0.3 

GV-072 Maple Ridge Pump Station 1-May-14 0.75 <1 <2 <1 0.34 

GV-072 Maple Ridge Pump Station 7-May-14 0.95 <1 <2 <1 0.47 

GV-072 Maple Ridge Pump Station 13-May-14 0.99 <1 2 <1 0.31 

GV-072 Maple Ridge Pump Station 14-May-14 0.98 <1 <2 <1 0.28 

GV-072 Maple Ridge Pump Station 16-May-14 0.62 <1 2 <1 0.3 

GV-072 Maple Ridge Pump Station 22-May-14 0.82 <1 <2 <1 0.31 

GV-072 Maple Ridge Pump Station 28-May-14 0.98 <1 <2 <1 0.29 

GV-072 Maple Ridge Pump Station 29-May-14 0.39 <1 12 <1 0.39 

GV-072 Maple Ridge Pump Station 3-Jun-14 0.89 <1 2 <1 0.3 

GV-072 Maple Ridge Pump Station 5-Jun-14 0.91 <1 <2 <1 0.41 

GV-072 Maple Ridge Pump Station 11-Jun-14 0.89 <1 <2 <1 0.28 

GV-072 Maple Ridge Pump Station 12-Jun-14 0.6 <1 <2 <1 0.43 

GV-072 Maple Ridge Pump Station 18-Jun-14 0.92 <1 <2 <1 0.31 

GV-072 Maple Ridge Pump Station 20-Jun-14 0.85 <1 <2 <1 0.32 

GV-072 Maple Ridge Pump Station 25-Jun-14 0.79 <1 12 <1 0.34 

GV-072 Maple Ridge Pump Station 3-Jul-14 0.75 <1 <2 <1 0.52 

GV-072 Maple Ridge Pump Station 10-Jul-14 0.47 <1 <2 <1 0.21 

GV-072 Maple Ridge Pump Station 17-Jul-14 0.58 <1 <2 <1 0.2 

GV-072 Maple Ridge Pump Station 23-Jul-14 0.73 <1 6 <1 0.27 

GV-072 Maple Ridge Pump Station 29-Jul-14 0.45 <1 4 <1 0.24 

GV-072 Maple Ridge Pump Station 5-Aug-14 1.2 <1 <2 <1 0.26 

GV-072 Maple Ridge Pump Station 13-Aug-14 1.3 <1 2 <1 0.29 

GV-072 Maple Ridge Pump Station 21-Aug-14 1.2 <1 <2 <1 0.33 

GV-072 Maple Ridge Pump Station 22-Aug-14 1.2 <1 <2 <1 1.3 

GV-072 Maple Ridge Pump Station 27-Aug-14 1 <1 <2 <1 0.36 

GV-072 Maple Ridge Pump Station 4-Sep-14 0.5 <1 <2 <1 0.3 

GV-072 Maple Ridge Pump Station 10-Sep-14 0.79 <1 <2 <1 0.32 
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

GV-072 Maple Ridge Pump Station 16-Sep-14 1 <1 <2 
 

<1 0.32 

GV-072 Maple Ridge Pump Station 19-Sep-14 1.1 <1 <2 
 

<1 0.47 

GV-072 Maple Ridge Pump Station 23-Sep-14 1.2 <1 2 
 

<1 0.41 

GV-072 Maple Ridge Pump Station 25-Sep-14 1.1 <1 <2 
 

<1 0.92 

GV-072 Maple Ridge Pump Station 1-Oct-14 1.1 <1 <2 
 

<1 0.82 

GV-072 Maple Ridge Pump Station 3-Oct-14 0.96 <1 6 
 

<1 0.72 

GV-072 Maple Ridge Pump Station 9-Oct-14 1.1 <1 <2 
 

<1 0.61 

GV-072 Maple Ridge Pump Station 16-Oct-14 0.45 <1 4 
 

<1 0.52 

GV-072 Maple Ridge Pump Station 21-Oct-14 0.74 <1 8 
 

<1 0.41 

GV-072 Maple Ridge Pump Station 29-Oct-14 0.96 <1 <2 
 

<1 0.6 

GV-072 Maple Ridge Pump Station 30-Oct-14 0.96 <1 8 
 

<1 0.71 

GV-072 Maple Ridge Pump Station 5-Nov-14 1 <1 8 
 

<1 2 

GV-072 Maple Ridge Pump Station 6-Nov-14 1.2 <1 96 
 

<1 1.2 

GV-072 Maple Ridge Pump Station 13-Nov-14 0.81 <1 <2 
 

<1 0.7 

GV-072 Maple Ridge Pump Station 19-Nov-14 1.1 <1 <2 
 

<1 0.48 

GV-072 Maple Ridge Pump Station 26-Nov-14 1.2 <1 <2 
 

<1 0.59 

GV-072 Maple Ridge Pump Station 27-Nov-14 0.89 <1 <2 
 

<1 0.59 

GV-072 Maple Ridge Pump Station 3-Dec-14 1.2 <1 <2 
 

<1 0.55 

GV-072 Maple Ridge Pump Station 11-Dec-14 1.2 <1 2 
 

<1 1.8 

GV-072 Maple Ridge Pump Station 12-Dec-14 1 <1 <2 
 

<1 0.99 

GV-072 Maple Ridge Pump Station 17-Dec-14 1.1 <1 <2 
 

<1 0.52 

GV-072 Maple Ridge Pump Station 22-Dec-14 1.2 <1 NA 
 

<1 0.88 

GV-072 Maple Ridge Pump Station 31-Dec-14 0.71 <1 NA 
 

<1 0.5 

GV-098 Maple Ridge Chamber Main 2-Jan-14 0.4 <1 <2 
 

<1 0.23 

GV-098 Maple Ridge Chamber Main 3-Jan-14 0.43 <1 <2 
 

<1 0.2 

GV-098 Maple Ridge Chamber Main 6-Jan-14 0.48 <1 <2 
 

<1 0.39 

GV-098 Maple Ridge Chamber Main 10-Jan-14 0.59 <1 <2 
 

<1 0.32 

GV-098 Maple Ridge Chamber Main 13-Jan-14 0.5 <1 <2 
 

<1 0.4 

GV-098 Maple Ridge Chamber Main 15-Jan-14 0.48 <1 <2 
 

<1 0.46 

GV-098 Maple Ridge Chamber Main 20-Jan-14 0.33 <1 2 
 

<1 0.33 

GV-098 Maple Ridge Chamber Main 23-Jan-14 0.39 <1 <2 
 

<1 0.3 

GV-098 Maple Ridge Chamber Main 28-Jan-14 0.4 <1 <2 
 

<1 0.28 

GV-098 Maple Ridge Chamber Main 5-Feb-14 0.39 <1 <2 
 

<1 0.25 

GV-098 Maple Ridge Chamber Main 12-Feb-14 0.52 <1 <2 
 

<1 0.26 

GV-098 Maple Ridge Chamber Main 14-Feb-14 0.3 <1 <2 
 

<1 0.37 

GV-098 Maple Ridge Chamber Main 18-Feb-14 0.48 <1 <2 
 

<1 0.56 

GV-098 Maple Ridge Chamber Main 21-Feb-14 0.7 <1 <2 
 

<1 0.62 
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

GV-098 Maple Ridge Chamber Main 26-Feb-14 0.69 <1 <2 <1 0.49 

GV-098 Maple Ridge Chamber Main 28-Feb-14 0.61 <1 <2 <1 0.4 

GV-098 Maple Ridge Chamber Main 5-Mar-14 0.57 <1 <2 <1 0.42 

GV-098 Maple Ridge Chamber Main 13-Mar-14 0.53 <1 8 <1 0.56 

GV-098 Maple Ridge Chamber Main 19-Mar-14 0.62 <1 <2 <1 0.54 

GV-098 Maple Ridge Chamber Main 21-Mar-14 0.63 <1 <2 <1 0.49 

GV-098 Maple Ridge Chamber Main 25-Mar-14 0.48 <1 <2 <1 0.42 

GV-098 Maple Ridge Chamber Main 26-Mar-14 0.38 <1 2 <1 0.37 

GV-098 Maple Ridge Chamber Main 3-Apr-14 0.75 <1 <2 <1 0.34 

GV-098 Maple Ridge Chamber Main 8-Apr-14 0.64 <1 <2 <1 0.34 

GV-098 Maple Ridge Chamber Main 15-Apr-14 0.6 <1 <2 <1 0.27 

GV-098 Maple Ridge Chamber Main 22-Apr-14 0.5 <1 <2 <1 0.32 

GV-098 Maple Ridge Chamber Main 29-Apr-14 0.56 <1 <2 <1 0.31 

GV-098 Maple Ridge Chamber Main 1-May-14 0.24 <1 24 <1 0.44 

GV-098 Maple Ridge Chamber Main 7-May-14 0.59 <1 <2 <1 0.37 

GV-098 Maple Ridge Chamber Main 13-May-14 0.54 <1 <2 <1 0.35 

GV-098 Maple Ridge Chamber Main 16-May-14 0.5 <1 <2 <1 0.41 

GV-098 Maple Ridge Chamber Main 22-May-14 0.43 <1 <2 <1 0.35 

GV-098 Maple Ridge Chamber Main 28-May-14 0.5 <1 <2 <1 0.29 

GV-098 Maple Ridge Chamber Main 29-May-14 0.37 <1 <2 <1 0.35 

GV-098 Maple Ridge Chamber Main 3-Jun-14 0.41 <1 <2 <1 0.63 

GV-098 Maple Ridge Chamber Main 11-Jun-14 0.48 <1 <2 <1 0.27 

GV-098 Maple Ridge Chamber Main 18-Jun-14 0.76 <1 <2 <1 0.37 

GV-098 Maple Ridge Chamber Main 20-Jun-14 0.53 <1 <2 <1 0.29 

GV-098 Maple Ridge Chamber Main 25-Jun-14 0.45 <1 <2 <1 0.24 

GV-098 Maple Ridge Chamber Main 3-Jul-14 0.44 <1 <2 <1 0.28 

GV-098 Maple Ridge Chamber Main 10-Jul-14 0.44 <1 <2 <1 0.3 

GV-098 Maple Ridge Chamber Main 17-Jul-14 0.41 <1 10 <1 0.24 

GV-098 Maple Ridge Chamber Main 23-Jul-14 0.37 <1 14 <1 0.27 

GV-098 Maple Ridge Chamber Main 29-Jul-14 0.48 <1 12 <1 0.28 

GV-098 Maple Ridge Chamber Main 5-Aug-14 0.93 <1 <2 <1 0.29 

GV-098 Maple Ridge Chamber Main 13-Aug-14 0.81 <1 64 <1 0.29 

GV-098 Maple Ridge Chamber Main 21-Aug-14 0.6 <1 <2 <1 0.28 

GV-098 Maple Ridge Chamber Main 22-Aug-14 0.52 <1 <2 <1 0.32 

GV-098 Maple Ridge Chamber Main 27-Aug-14 1 <1 <2 <1 0.28 

GV-098 Maple Ridge Chamber Main 4-Sep-14 0.2 <1 <2 <1 0.22 

GV-098 Maple Ridge Chamber Main 10-Sep-14 0.38 <1 <2 <1 0.27 
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Sample 

Name 
Sample Reported Name 

Sampled 

Date 

Cl2 

Free 

mg/L 

E. coli 

MF/ 

100mL 

HPC 

CFU 

/mL 

Temp 

°C 

Total 

Coliform 

MF/100 

mL 

Turb. 

NTU 

GV-098 Maple Ridge Chamber Main 16-Sep-14 0.7 <1 <2 <1 0.31 

GV-098 Maple Ridge Chamber Main 23-Sep-14 0.96 <1 <2 <1 0.33 

GV-098 Maple Ridge Chamber Main 1-Oct-14 0.54 <1 <2 <1 0.71 

GV-098 Maple Ridge Chamber Main 9-Oct-14 0.51 <1 <2 <1 0.58 

GV-098 Maple Ridge Chamber Main 16-Oct-14 0.3 <1 <2 <1 0.41 

GV-098 Maple Ridge Chamber Main 21-Oct-14 0.57 <1 <2 <1 0.36 

GV-098 Maple Ridge Chamber Main 29-Oct-14 0.35 <1 <2 <1 0.56 

GV-098 Maple Ridge Chamber Main 30-Oct-14 0.39 <1 <2 <1 0.6 

GV-098 Maple Ridge Chamber Main 5-Nov-14 0.51 <1 <2 <1 1.1 

GV-098 Maple Ridge Chamber Main 6-Nov-14 0.41 <1 2 <1 1.4 

GV-098 Maple Ridge Chamber Main 13-Nov-14 0.62 <1 <2 <1 0.76 

GV-098 Maple Ridge Chamber Main 19-Nov-14 0.45 <1 <2 <1 0.57 

GV-098 Maple Ridge Chamber Main 26-Nov-14 0.58 <1 <2 <1 0.61 

GV-098 Maple Ridge Chamber Main 27-Nov-14 0.6 <1 <2 <1 0.56 

GV-098 Maple Ridge Chamber Main 3-Dec-14 0.58 <1 <2 <1 0.53 

GV-098 Maple Ridge Chamber Main 11-Dec-14 0.68 <1 4 <1 0.64 

GV-098 Maple Ridge Chamber Main 17-Dec-14 0.55 <1 <2 <1 0.53 

GV-098 Maple Ridge Chamber Main 22-Dec-14 0.7 <1 NA <1 0.73 

GV-098 Maple Ridge Chamber Main 31-Dec-14 0.44 <1 NA <1 0.53 
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District of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 
and Members of Council  

FROM: Chief Administrative Officer MEETING: COW 

SUBJECT: Rock Ridge Cell Tower – Support For Next Steps 

EXECUTIVE SUMMARY: 

An information memo dated February 02 was distributed to Council that gave an update on our 
telecommunications tower RFP and discussed the outcome of that process. That memo noted we 
had come to terms with SBA Inc., a tower building company, to build two cell towers on City land. One 
of the tower locations is beside the City water reservoir at Rock Ridge, and the other location is at the 
old Cottonwood landfill site. SBA has completed the public consultation requirements for the Rock 
Ridge tower site, and the report of the consultation effort and outcome are attached.  Given there 
were no public objections, it is recommended that Council resolve to support the project for the next 
steps. 

RECOMMENDATIONS: 

1. That the construction and operation of a telecommunications tower at the Rock Ridge
property, 13550-240 St., by SBA Inc. be supported;

2. That the Corporate Officer be authorized to sign the Licence of Occupation agreement
between the City of Maple Ridge and SBA Inc.; and

3. That SBA be required to complete the following prior to undertaking construction of the
tower:

- receiving support of Industry Canada;  
- the satisfactory completion of the Natural Features Development Permit Area; and 
- the successful issuance of a building permit. 

BACKGROUND: 

The City undertook an RFP process last year to identify cell tower sites. The intention was to use City 
lands first for cell towers, to promote sharing of the towers with other service providers, and to gain 
secondary revenue for the City.  

The successful candidate from that RFP evaluation was SBA Inc., a cell tower building and leasing 
company. They have agreed to terms to build 2 cell towers, one at the Rock Ridge reservoir site in 
Silver Valley, and another at the old Cottonwood landfill site. That agreement stipulates a monthly 
rent payment of $1,400 and a revenue sharing split of 20% for added tenants beyond the first.  
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Prior to building the towers, SBA had to hold a public consultation session for each site, in 
accordance with our Telecommunications Tower Siting Protocol V2.  SBA decided to complete the 
Rock Ridge consultation process first, to be followed by a process for Cottonwood later.  

Property owners/occupants within a 350m radius of the Rock Ridge site were notified of the project, 
and 4 advertisements were run in the local newspapers. The public consultation session occurred on 
February 24th at the Yennadon School, and there was 1 attendee. Additionally, SBA received 2 
comment sheets and one email. The public consultation period concluded March 31st.  

Attached to this memo is the report from SBA on the process, the public comments, and the results 
(see attached report pages 6 and 8, Public Consultation Summary and Public Notification Radius). In 
summary, there were no public objections. Staff are satisfied with the consultation process and 
conclusions.  

The next steps, to allow SBA to proceed to build and operate the tower, requires a Council resolution 
of support for the project. This resolution is to be sent to Industry Canada, the approval authority, so 
that SBA may get a radio broadcasting licence. As well, SBA will need to sign the Licence of 
Occupation agreement with the City.  

Once approval from Industry Canada is received, and the agreement signed, SBA will need to 
complete the natural features Development Permit Application and take out a building permit prior to 
tower construction. 

Once the process for the Rock Ridge site is completed, SBA will plan a public consultation exercise 
for the Cottonwood landfill site. Staff will follow-up with another memo at the conclusion of that 
process.  

CONCLUSION: 

The successful conclusion to the RFP and the construction of the Rock Ridge telecommunications 
tower will meet a variety of Council objectives. It will signal to the communications industry that 
Council is interested in finding a balance between community impacts and support for the industry, 
and It will leverage City assets and support measured entrepreneurship for community benefit.  

“Original signed by John Bastaja”____________________ 
Prepared by:  John Bastaja 

Director Corporate Support 

“Original signed by Darrell Denton”___________________ 
Prepared by:  Darrell Denton 

Property and Risk Manager 

“Original signed by Paul Gill”________________________ 
Approved by: Paul Gill 

General Manager, Corporate and Financial Services 

“Original signed by J.L. (Jim) Rule____________________ 
Concurrence: J.L. (Jim) Rule 

Chief Administrative Officer 
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Date: April 1, 2015 

To: The City of Maple Ridge Attention: Properties Manager 

From: SBA Canada ULC C/O Brian Gregg, SitePath Consulting Ltd. 

RE: Proposed 50 meter Telecommunications Tower 

Project: Rockridge Reservoir SBA 
Canada 
File: 

BC70909-B - Rockridge 
Reservoir 

Site 
Address: 

13550 240 Street, Maple Ridge, BC 

SECTION 1 - PROPOSAL SUMMARY 

SitePath Consulting Ltd. (“SitePath”) is representing SBA Canada ULC (“SBA”) regarding a proposed 
telecommunications tower installation on City-owned land. 

Address: 13550 240 Street 

Coordinates: 49° 14' 55.56 " North, 122° 33' 12.33" West 

Legal Description: LT 21; SEC 27; TWP 12; NWD; PL NWP2637 

PID: 010-502-327 

Zoning: RS-3 – One Family Rural Residential 

Objective 

• In response to the City’s Request for Proposal (RFP), SBA is proposing to install a new cell tower at
the existing Rockridge Reservoir property.

• The proposed facility, if approved, will provide high-speed, high-bandwidth cellular service to the
Maple Ridge community and improve public safety through the enablement of mobile communication
with emergency responders. This is particularly important given that more than 70 percent of all calls
to emergency responders are now placed through mobile devices.

• The proposed telecommunications tower will be designed to enable multiple carriers to co-locate
thereby mitigating the proliferation of towers in the community.

• Initially, Rogers Communications has agreed to install their equipment on the subject proposed tower.

Description of Proposed Site 

• SBA is proposing the construction of a 50-meter monopole structure at the municipal-owned
Rockridge Reservoir property.

• If constructed, all of the equipment necessary to operate this facility will reside within an approximately
10.0 meter x 10.0 meter fenced compound located at the base of the monopole in the northwestern
portion of the subject property directly to the northwest of the existing water tower facility.

• As the existing zoning permits “public service” uses including telephone-related utilities and there are
no setback requirements for such utility structures, the proposal is permitted from a local land use
policy perspective.

SitePath Consulting Ltd. Telephone: 778-870-1388 

Suite 1903, 838 West Hastings Street Email: briangregg@sitepathconsulting.com 

Vancouver, B.C. V6C 0A6 www.sitepathconsulting.com  
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Aerial Photograph (Source: Google Earth) 

Zoning Map (Source: City of Maple Ridge “Ridge View 2.0” GIS) 

Property Report (13550 240 ST)
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Within the Fraser Sewerage Area: Yes

Recycling Pickup Day: Thursday

Approx. Area: 2.768 ha.
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Existing Structures and Co-location Analysis 

• SBA has conducted extensive fieldwork as well as reviewed Industry Canada’s database to
determine the location of all existing structures within the search area and has confirmed that
there are no existing antenna-support structures of a suitable height or location to enable co-
location.

• Specifically, the closest tower is an existing TELUS structure approximately 2.74 kilometers away
at 13401 256 Street. The existing TELUS tower services a different area and would not enable
the provision of dependable wireless service in the subject search area via co-location.

• The proposed tower will therefore be designed for co-location and will eliminate the need for
additional towers in the area.
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Visibility 

• The upper portion of the proposed tower site may be visible within the Maple Ridge community
from some of the adjacent properties.

• Given that the proposed tower location is adjacent to residential properties albeit setback
significantly, SBA is proposing an aesthetically integrated monopole structure painted a colour of
the City’s preference.

Photo Simulation (for discussion purposes only) 

View: Looking North from 239b Street and 130a Avenue 
(refer to location 1 in map to left) 
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Site Plans (for discussion purposes only) 
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Elevation Plan (for discussion purposes only) 
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SECTION 2 – PUBLIC CONSULTATION SUMMARY 

SBA worked closely with City staff to ensure that the public and land use authority consultation 
requirements noted in the City’s Telecommunication Antenna Structures Siting Protocol have been 
followed. 

A. Property owner notification 
• Notification of all property owners within a 300 m radius. The notification radius was

voluntarily extended to 350 m to ensure that all adjacent property owners were engaged. 
• 16 owners received notification packages via regular mail (refer to the map in Appendix A).
• Non-owner occupants (e.g. renters) were also notified as the envelopes were addressed to

“occupant” and labeled as specifically required in the protocol.

B. Newspaper notices 
• Voluntary notices were placed in the Maple Ridge News and Maple Ridge Times for two

issues in each paper to welcome broader public dialogue. This is not required in the City’s 
protocol however the goal of including a newspaper notification was to welcome input from 
any interested community members. 

C. Public Meeting 
• A public meeting was held at Yennadon Elementary School on February 24th, 2015 from 6:00

PM until 8:00 PM. The address for Yennadon Elementary is 23347 128 Avenue, Maple 
Ridge. 

• The public meeting was held in the elementary school gymnasium in an open house format.
• Only one (1) member of the public attended the meeting suggesting limited public interest in

the subject proposal.

Above: A photo from the public meeting at Yennadon Elementary School. 

• Note that a summary of the comments received and responses provided are included in this
document within Appendix B.

• Please also note that scanned copies of the two (2) public comments sheets that were received
are included in this document within Appendix C.
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SECTION 3 – NEXT STEPS 

Land Use Concurrence 

Industry Canada requires SBA to consult with the City of Maple Ridge as a commenting body in the siting 
of antenna support structures.  As a form of comment, SBA is requesting land use concurrence from the 
City given that SBA has met the expectations of the protocol and addressed all relevant public comments. 
In order to satisfy Industry Canada’s requirements, land use concurrence may come in the form of 
Council-adopted resolution or a Council authorized letter from the City of Maple Ridge. 

Although not required in order to satisfy Industry Canada, SBA has also filed a Development Permit 
application along with an Environmental Assessment in order to adhere to the City’s approval process 
requirements. SBA will also submit a Building Permit application. 

Construction Schedule 

Construction is expected to commence shortly after the Development Permit and Building Permit are 
issued by the City. Construction is estimated to commence in May and should last no more than 
approximately three (3) months, including provisioning of power to the proposed tower facility. 
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APPENDIX A – PUBLIC NOTIFICATION RADIUS 

Note: All property owners and occupants within a 350-meter radius of the proposed tower received 
notification packages via regular mail and were invited to the public meeting. The notification radius 
required in the protocol is 300 meters, however it was voluntarily extended to ensure that the adjacent 
property owners were appropriately notified.  
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APPENDIX B - PUBLIC COMMENTS AND RESPONSES 

SBA received two (2) supportive public comment sheets as summarized below (see Appendix C). In 
addition to the two supportive comment sheets, SBA also received one (1) email inquiry regarding 
whether the proposed tower would impact the horseback riding trails in the area.  

Beyond the above noted public comments, SBA also had one (1) attendee at the public meeting. The 
attendee expressed concerns regarding health and, as a result, SBA provided information sheets from 
Health Canada and the Vancouver Coastal Health Authority Chief Medical Health Officer and noted the 
following points: 

• Canada has one of the most rigorous safety codes in the world for devices that emit radio
frequency (RF) energy. Specifically, wireless carriers in Canada must comply with Health
Canada's Safety Code 6 - a standard that is comparable to the European Union safety
regulations.

• Safety Code 6 was developed and recently updated in 2009 by Health Canada as the
exposure standard for the regulation of mobile phones, base stations, Wi-Fi and other radio
communications emitting infrastructure.

• The exposure limits are the result of thorough and ongoing scientific review and are
comparable to similar safety codes in Europe, the USA, Japan and Australia.

• Industry Canada has made compliance with Safety Code 6 a condition of licence for all
Canadian wireless carriers.

• Regarding public safety, over 70% of all calls to 9-11 and other emergency service providers
are now made through wireless communication devices.

In addition to health concerns, the open house attendee expressed concerns about whether the tower 
would be visible from the surrounding community. SBA noted that the top portion of the tower may be 
visible from some of the surrounding properties and referenced the provided photo simulation. SBA 
further noted that in order to provide dependable wireless service, the antennas on the tower would need 
to be above the tree line and natural obstacles in the area. The attendee was pleased that the tower 
would likely not be visible from their property, if constructed. 

The also attendee inquired as to whether the tower could be located further to the east, near the Fraser 
Regional Correctional Centre (jail) at 13777 256th Street. SBA stated that this location is beyond the 
search area and would not provide the needed wireless service improvements.  
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APPENDIX C – PUBLIC COMMENT SHEETS 
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City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 
and Members of Council  FILE NO: 

FROM: Chief Administrative Officer MEETING:  Committee of the Whole 

SUBJECT: Council Procedure Amending Bylaw 

EXECUTIVE SUMMARY: 

At its March 30, 2015 Council Workshop, Council directed staff to amend Maple Ridge Council 
Procedure Bylaw No. 6472-2007 to remove Mayor and Councillor Reports from the Council Agenda. 
Council could also consider amending the bylaw to remove the Moment of Reflection from the 
Council agenda.  The Moment of Reflection is often an announcement of upcoming events. 
Announcements can be dealt in other ways, i.e. on-line newsletters, newspaper advertisements, and 
social media.  Attached to this report is the amending bylaw to effect these changes.  Section 124 
(3) of the Community Charter requires that Council give public notice describing the proposed 
changes of its procedures. If three readings are given to the amending bylaw, notice will be 
published in the local newspaper and posted in the public notice posting place at City Hall prior to 
the bylaw being considered for final reading.  In addition, the notice will be posted to the City 
website.   

RECOMMENDATIONS: 

That Bylaw No. 7149-2015 be given first, second and third readings. 

“Original signed by Ceri Marlo”___________________ 
Prepared by:  Ceri Marlo, C.M.C. 

Manager of Legislative Services and Emergency Program 

“Original signed by Paul Gill”___________________  
Approved by:  Paul Gill, B.B.A, C.G.A, F.R.M  

General Manager: Corporate & Financial Services 

“Original signed by J.L. (Jim) Rule”_________________ 
Concurrence: J.L. (Jim) Rule 

Chief Administrative Officer 
:cm 
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CITY OF MAPLE RIDGE 

BYLAW NO.7149-2015 

 
A Bylaw to amend the Maple Ridge Council Procedure Bylaw No. 6472-2007 

             

WHEREAS, it is deemed expedient to amend Maple Ridge Council Procedure Bylaw 6472-
2007 as amended; 

NOW THEREFORE, the Council of the City of Maple Ridge, enacts as follows: 
 
1. This Bylaw may be cited as the "Maple Ridge Council Procedure Amending Bylaw No. 

7149-2015". 
 
2. That Maple Ridge Council Procedure Bylaw No. 6472-2007, be amended by: 
 

(a) Deleting items (n) and (o) from Part 12, Section 31 - Order of Proceedings and 
Business, and renumbering the subsequent agenda items accordingly. 

(b) Deleting Part 19 – Moment of Reflection, Sections 59-64, in its entirety and 
renumbering the subsequent parts and sections accordingly.   

 
 

READ A FIRST TIME this   day of,     20  .  

READ A SECOND TIME this     day of,     20  . 

READ A THIRD TIME this       day of,     20  . 
 
ADOPTED this     day of,      20  . 
 
 
 
 
 
 
             

PRESIDING MEMBER     CORPORATE OFFICER   

 



City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 
and Members of Council  FILE NO: 

FROM: Chief Administrative Officer MEETING:  Committee of the Whole 

SUBJECT: Ridge Meadows Youth & Justice Advocacy Association Director Position 

EXECUTIVE SUMMARY: 

Currently the Mayors of Maple Ridge and Pitt Meadows are appointed as directors to the Ridge 
Meadows Youth & Justice Advocacy Association.  A 2013 decision by the British Columbia Court of 
Appeal clarified that a local government elected official, who is also a director of a society, has an 
indirect pecuniary interest in matters relating to the expenditure of public funds to that society.  The 
elected official would, therefore, not be able to participate in those matters when they come before 
Council.  To avoid potential conflict of interest, Council may wish to request that the role of an 
elected official be changed to that of a council liaison rather than a director. Pitt Meadows is 
considering a similar resolution. Attached for reference as Appendix A is joint bulletin from the UBCM 
and LGMA outlining the Court’s decision and questions local governments may wish to consider as a 
result.  

RECOMMENDATION: 

That staff be directed to request that the Ridge Meadows Youth & Justice Advocacy Association 
amend their establishing constitution to remove local government elected officials from being 
directors on their board.  

“Original signed by Ceri Marlo”____________________  
Prepared by:  Ceri Marlo, C.M.C. 

Manager of Legislative Services and Emergency Program 

“Original signed by Paul Gill”__________________  
Approved by:  Paul Gill, B.B.A, C.G.A, F.R.M  

General Manager: Corporate & Financial Services 

“Original signed by J.L. (Jim) Rule”________________ 
Concurrence: J.L. (Jim) Rule 

Chief Administrative Officer 

:cm 
Attachment – Appendix A 
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The	  recent	  British	  Columbia	  Court	  of	  Appeal	  (BCCA)	  decision	  on	  conflict	  of	  interest	  in	  	  Schlenker	  
v. Torgrimson	  has	  introduced	  a	  number	  of	  considerations	  for	  staff	  and	  elected	  officials	  when
determining	  when	  elected	  officials	  may	  be	  in	  a	  conflict	  of	  interest	  contrary	  to	  provisions	  of	  the	  
Community	  Charter.	  

The	  Local	  Government	  Management	  Association	  and	  the	  Union	  of	  BC	  Municipalities	  have	  
collaborated	  with	  the	  Ministry	  of	  Community,	  Sport	  and	  Cultural	  Development	  to	  review	  the	  
BCCA	  decision	  and	  identify	  some	  key	  questions	  and	  practical	  steps	  to	  assist	  local	  government	  
elected	  officials	  and	  staff	  when	  applying	  the	  implications	  of	  the	  decision	  to	  their	  individual	  
circumstances.	  	  	  

While	  we	  cannot	  provide	  definitive	  remedies	  or	  certainty	  of	  interpretation	  of	  the	  BCCA	  
decision,	  we	  are	  hopeful	  that	  these	  questions	  and	  practical	  steps	  will	  guide	  discussions	  and	  
assist	  local	  government	  officials	  in	  their	  considerations	  in	  circumstances	  where	  direct	  or	  
indirect	  pecuniary	  interest	  may	  arise.	  	  These	  questions	  and	  practical	  steps	  are	  not	  in	  any	  way	  
intended	  to	  replace	  legal	  advice.	  

The	  bulletins	  from	  a	  number	  of	  local	  government	  legal	  advisors	  are	  also	  included	  for	  reference.	  

Mayor	  Mary	  Sjostrom	  
President	  

Union	  of	  BC	  Municipalities	  

Corien	  Speaker,	  CGA	  
President	  

Local	  Government	  Management	  Association	  
of	  BC	  



BCCA	  Decision	  on	  Conflict	  of	  Interest	  –	  Some	  Questions	  to	  Consider	  

Purpose:	  
Local	  government	  elected	  officials	  and	  staff	  are	  assessing	  the	  implications	  of	  the	  British	  Columbia	  Court	  
of	  Appeal’s	  recent	  conflict	  of	  interest	  decision	  in	  Schlenker	  v.	  Torgrimson	  (“BCCA	  decision”).	  	  	  

This	  bulletin	  sets	  out	  some	  preliminary	  considerations	  on	  the	  applicability	  of	  the	  BCCA	  decision,	  and	  
some	  practical	  tips	  for	  local	  governments	  and	  elected	  officials	  trying	  to	  avoid	  or	  minimize	  risks	  in	  the	  
type	  of	  conflict	  of	  interest	  situation	  covered	  by	  that	  decision.	  

This	  bulletin	  does	  not	  provide	  legal	  advice.	  Determining	  how	  the	  law	  might	  apply	  to	  the	  particular	  
circumstances	  an	  elected	  official	  faces	  is	  ultimately	  a	  question	  for	  that	  person	  and	  their	  legal	  advisor.	  

Background:	  	  
On	  January	  11,	  2013,	  the	  BCCA	  decision	  found	  that	  2	  locally-‐elected	  Salt	  Spring	  Island	  (SSI)	  trustees	  were	  
in	  conflict	  of	  interest.	  	  Those	  trustees	  had	  moved	  and	  voted	  on	  resolutions	  to	  “dedicate”	  monies	  to	  two	  
non-‐profit	  societies	  –	  the	  SSI	  Water	  Council	  Society	  and	  the	  SSI	  Climate	  Action	  Council	  Society	  –	  for	  the	  
specific	  purposes	  of	  running	  a	  workshop	  and	  providing	  a	  report	  to	  the	  Local	  Trust	  Committee.	  	  At	  the	  
time	  of	  those	  decisions,	  the	  locally	  elected	  trustees	  were	  directors	  of	  those	  societies.	  	  The	  two	  societies	  
had	  been	  incorporated	  to	  coordinate	  multi-‐party	  work	  on	  these	  matters	  of	  interest	  to	  the	  Local	  Trust	  
Committee,	  and	  were	  comprised	  of	  various	  organizations,	  including	  local	  governments.	  	  

The	  BCCA	  decision	  overturned	  the	  lower	  court	  and	  found	  that	  the	  locally-‐elected	  trustees	  had	  an	  
indirect	  pecuniary	  interest	  in	  those	  decisions	  because	  of	  their	  legal	  obligations	  as	  directors	  of	  the	  
societies.	  	  Since	  they	  had	  failed	  to	  declare	  that	  interest	  and	  absent	  themselves	  from	  
participation/voting,	  they	  were	  in	  contravention	  of	  the	  Community	  Charter	  rules	  which	  apply	  to	  most	  
locally	  elected	  officials	  (CC	  Part	  4,	  Division	  6).	  	  As	  the	  trustees’	  term	  had	  ended	  and	  they	  did	  not	  run	  
again,	  the	  court	  did	  not	  apply	  the	  consequence	  of	  disqualification.	  



Impact	  of	  the	  Decision	  
The	  BCCA	  decision	  establishes	  some	  important	  principles	  of	  law	  for	  elected	  officials	  who	  are	  directors	  of	  
societies.	  	  Here	  are	  some	  preliminary	  questions	  that	  may	  be	  helpful	  when	  considering	  whether	  those	  
principles	  are	  relevant	  to	  the	  specific	  situation	  or	  circumstances	  facing	  an	  elected	  official.	  	  	  	  	  

• Is	  there	  a	  financial	  decision	  or	  matter	  before	  the	  council/board?

A	  fundamental	  principle	  of	  the	  conflict	  rules	  in	  ss.	  100-‐103	  of	  the	  Community	  Charter	  is	  that	  an
elected	  official	  is	  required	  to	  declare	  a	  conflict	  of	  interest	  and	  absent	  him/herself	  from
participation/voting/influencing	  if	  he/she	  has	  a	  direct	  or	  indirect	  pecuniary	  interest:	  	  in	  a	  matter

under	  consideration	  at	  a	  meeting	  of	  the	  council/board	  or	  meetings	  of	  other	  bodies	  covered	  by	  the
rules;	  or	  in	  a	  decision,	  recommendation	  or	  other	  action	  to	  be	  taken	  by	  an	  employee	  or	  third	  party.
That	  involves	  two	  elements:	  	  (1)	  a	  direct	  or	  indirect	  pecuniary	  (financial)	  interest,	  the	  nature	  of

which	  is	  defined	  by	  the	  courts	  based	  on	  case	  law;	  and	  (2)	  that	  interest	  being	  in	  a	  matter	  under
consideration	  –	  for	  example,	  at	  a	  meeting	  or	  by	  an	  employee.	  	  In	  other	  words,	  conflict	  does	  not	  arise
simply	  because	  of	  a	  person’s	  status	  as	  both	  an	  elected	  official	  and	  a	  director	  of	  a	  society;	  there	  has

to	  be	  a	  matter	  in	  front	  of	  the	  local	  government	  which	  has	  financial	  implications	  for	  that	  society.

In	  the	  BCCA	  decision,	  the	  locally-‐elected	  trustees’	  financial	  decisions	  to	  “dedicate”	  monies	  to	  the	  
societies	  for	  the	  specific	  purposes	  of	  running	  a	  workshop	  and	  providing	  a	  report	  were	  characterized	  
as	  decisions	  to	  pay	  service	  contracts.	  	  Because	  directors	  of	  societies	  (like	  directors	  of	  business	  
corporations)	  have	  a	  pecuniary	  interest	  in	  any	  contract	  the	  society	  is	  awarded	  and	  those	  directors	  
have	  a	  fiduciary	  duty	  to	  put	  the	  society’s	  interests	  first,	  the	  BCCA	  decision	  found	  that	  their	  duties	  as	  
directors	  were	  in	  direct	  conflict	  with	  their	  duties	  as	  locally-‐elected	  trustees	  to	  put	  the	  public’s	  
interests	  first.	  	  	  	  

Not	  every	  matter	  in	  front	  of	  a	  council/board	  which	  relates	  to	  a	  society	  involves	  a	  financial	  decision	  
covered	  by	  the	  BCCA	  decision	  (e.g.	  declaring	  a	  day	  of	  recognition	  in	  support	  of	  the	  society’s	  cause).	  	  
However,	  keep	  in	  mind	  that	  in	  some	  circumstances,	  non-‐financial	  interests	  may	  give	  rise	  to	  conflicts	  
of	  interest	  at	  common	  law.	  	  	  

• What	  type	  of	  body	  is	  involved?
The	  BCCA	  decision	  focused	  on	  certain	  incorporated	  bodies	  -‐-‐	  societies	  under	  the	  Society	  Act	  and,	  by

analogy,	  business	  corporations	  under	  the	  Business	  Corporations	  Act.	  	  These	  bodies	  are	  separate
legal	  entities	  from	  the	  local	  government.	  	  Bodies	  that	  are	  created	  by	  local	  governments	  as	  part	  of
the	  local	  government	  –	  such	  as	  committees	  and	  commissions	  –	  are	  not	  separate	  legal	  entities.

Not	  every	  type	  of	  incorporated	  body	  is	  the	  same	  -‐-‐	  e.g.	  corporations	  such	  as	  the	  Union	  of	  BC	  
Municipalities	  have	  their	  own	  Acts,	  rather	  than	  being	  fully	  covered	  by	  the	  Society	  Act	  or	  Business	  

Corporations	  Act.	  	  	  	  



As	  well,	  the	  BCCA	  decision	  does	  not	  cover	  bodies	  on	  which	  local	  governments	  are	  required	  by	  law	  to	  
have	  members	  (e.g.	  library	  board;	  Municipal	  Finance	  Authority;	  municipal	  directors	  on	  regional	  

district	  boards;	  Provincial	  Capital	  Commission;	  BC	  Transit).	  

• What	  is	  the	  elected	  official’s	  role	  in	  the	  society?

The	  BCCA	  decision	  focused	  on	  elected	  officials	  who	  were	  also	  directors	  of	  societies	  –	  because
directors	  of	  such	  incorporated	  bodies	  have	  a	  fiduciary	  duty	  to	  that	  body	  (i.e.	  to	  act	  in	  the	  best
interests	  of	  the	  society).	  	  The	  position	  of	  a	  member	  of	  a	  society	  does	  not	  have	  the	  same	  inherent

fiduciary	  duty.	  	  Whether	  there	  is	  a	  potential	  personal	  benefit	  for	  a	  member	  of	  a	  society	  would	  be
determined	  by	  the	  particular	  circumstances,	  not	  directly	  by	  the	  BCCA	  decision.

These	  are	  not	  the	  only	  questions	  to	  ask;	  however,	  if	  answers	  to	  these	  preliminary	  questions	  indicate	  
that	  the	  principles	  in	  the	  BCCA	  decision	  may	  apply,	  an	  elected	  official	  would	  need	  to	  carefully	  assess	  the	  
situation	  and	  seek	  legal	  advice	  as	  necessary.	  	  	  

Practical	  Steps	  
Until	  there	  are	  further	  court	  decisions,	  it	  cannot	  be	  clearly	  known	  how	  far	  the	  principles	  established	  by	  
the	  BCCA	  decision	  might	  apply.	  	  That	  uncertainty	  and	  the	  potential	  consequence	  of	  disqualification	  
mean	  that	  caution	  is	  important;	  at	  the	  same	  time,	  elected	  officials	  and	  their	  local	  governments	  must	  be	  
able	  to	  make	  the	  decisions	  needed	  to	  carry	  on	  day-‐to-‐day	  business.	  	  	  	  

Elected	  officials	  and	  their	  local	  governments	  may	  want	  to	  consider	  what	  steps	  could	  be	  taken	  to	  avoid	  or	  
minimize	  the	  risk	  in	  situations	  that	  might	  be	  considered	  a	  conflict	  of	  interest	  under	  the	  BCCA	  decision	  –	  
whether	  by	  clarifying	  roles	  or	  by	  taking	  care	  in	  designing	  relationships	  with	  non-‐profit	  societies.	  	  While	  
there	  can	  be	  no	  guarantees	  that	  particular	  actions	  will	  prevent	  a	  conflict	  of	  interest	  situation,	  the	  
following	  are	  a	  few	  practical	  steps	  to	  consider:	  

In	  relation	  to	  societies	  on	  which	  elected	  officials	  choose	  to	  be	  directors....	  
o ensure	  that	  elected	  officials	  understand	  the	  rules	  -‐-‐	  e.g.	  have	  orientations	  and	  regular	  legal

refreshers	  for	  council/board	  members	  on	  conflict	  of	  interest	  generally,	  the	  BCCA	  decision	  and
the	  rules	  for	  disclosing	  conflicts	  and	  absenting	  themselves	  from	  discussions;

o encourage	  elected	  officials	  to	  carefully	  consider	  the	  risks	  in	  retaining	  directorships	  in	  non-‐profit
societies	  which	  may	  be	  seeking	  financial	  support	  or	  other	  decisions	  from	  the	  local	  government.

In	  relation	  to	  local	  government’s	  ongoing	  membership	  in	  a	  society...	  
• consider	  separating	  the	  council/board’s	  decision	  on	  its	  membership	  (and	  membership	  dues)

from	  any	  decisions	  on	  whether	  to	  provide	  grants	  or	  other	  forms	  of	  financial	  assistance	  to	  the
society.



In	  relation	  to	  societies	  to	  which	  the	  local	  government	  has	  traditionally	  appointed	  elected	  officials	  as	  
directors...	  	  

• consider	  having	  an	  elected	  official	  be	  a	  non-‐voting	  	  “observer”	  or	  “liaison”	  on	  the	  society’s	  board

rather	  than	  appointing	  them	  as	  a	  director,	  and	  provide	  clear	  terms	  of	  reference	  for	  that
observer/liaison	  role;

• consider	  alternatives	  to	  appointing	  elected	  officials	  –	  e.g.	  appoint	  citizen	  representatives	  to	  the

society’s	  board;

• consider	  alternatives	  to	  board	  appointments	  –	  e.g.	  set	  out	  in	  an	  agreement	  with	  the	  society	  the

council/board’s	  expectations	  and	  monitor	  the	  society’s	  performance	  based	  on	  that	  agreement.

If	  you/your	  local	  government	  have	  considered	  or	  taken	  other	  practical	  steps,	  please	  pass	  them	  along	  to	  
Nancy	  Taylor,	  Executive	  Director,	  LGMA	  at	  ntaylor@lgma.ca	  so	  that	  they	  could	  be	  available	  for	  sharing.	  	  

Conclusion	  
At	  this	  time,	  UBCM	  and	  LGMA	  will	  continue	  to	  monitor	  the	  BCCA	  decision’s	  application,	  and	  work	  with	  
the	  provincial	  government	  to	  more	  fully	  understand	  its	  implications	  for	  local	  governments	  and	  elected	  
officials.	  



City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: April 20, 2015 
and Members of Council  FILE NO:      

FROM: Chief Administrative Officer MEETING:  Committee of the Whole 

SUBJECT: 2015 Tax Rate Bylaws – Maple Ridge Road 13 Dyking District and Albion Dyking 
District 

EXECUTIVE SUMMARY: 

The City of Maple Ridge serves as Interim Trustee for Maple Ridge Road 13 Dyking District and Albion 
Dyking District. Levies are collected from property owners within those diking districts to maintain the 
dikes and equipment.  Bylaws have been prepared for the collection of these levies.  A 2.9% increase is 
proposed from the rates levied in 2014. 

RECOMMENDATIONS: 

That Albion Dyking District Tax Rates Bylaw No. 7147-2015 be given first, second and third readings and 
that Maple Ridge Road 13 Dyking District Tax Rates Bylaw No. 7148-2015 be given first, second and 
third readings. 

DISCUSSION:   

No funds are allocated in the Capital Works budget for these dikes.  All works must be funded through the 
diking districts. Provincial grants are available but these generally require that the recipient pay 33% of all 
costs.  In addition to funding upgrades of the dikes, it is important to build up sufficient reserves to 
provide for pump replacement in the event of a non-insured failure. Neither diking district has sufficient 
funds at this time to do so.  This has necessitated moderate increases in rates to build up their reserves 
over multiple years.  

“Original signed by Ceri Marlo”__________ “Original signed by Paul Gill”                 _____ 
Prepared by: Ceri Marlo, C.M.C. Approved by:  Paul Gill, BBA, CGA 

Manager of Legislative Services General Manager: Corporate & Financial Services 

“Original signed by Russ Carmichael”       _ “Original signed by J.L. (Jim) Rule”__________ 
Prepared by: Russ Carmichael  Concurrence: J.L. (Jim) Rule  

       Director of Engineering Operations  Chief Administrative Officer 
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CITY OF MAPLE RIDGE 

BYLAW NO. 7147-2015 

A bylaw for imposing taxes upon lands in the Albion Dyking District 

The Municipal Council of the City of Maple Ridge, acting as Receiver for the Albion Dyking District, 
enacts as follows: 

1. This Bylaw may be cited for all purposes as “Albion Dyking District Tax Rates Bylaw
No. 7147-2015”.

2. The following rates are hereby imposed and levied for those lands within the
boundaries of Albion Dyking District:

For purposes of dyke maintenance and improvements and equipment repair and
maintenance:

(a) a rate of $2.391 per $1000 of assessment of land and improvements in all 
categories 

3. If any section, subsection, clause or other part of this Bylaw is for any reason held to
be invalid by the decision of a court of competent jurisdiction, such decision will not
affect the validity of the remaining portions of this Bylaw.

READ a first time on the      day of         , 20 . 

READ a second time on the      day of   , 20  . 

READ a third time on the      day of           , 20  . 

ADOPTED on the      day of          , 20 . 

_______________________________ 
PRESIDING MEMBER 

_______________________________ 
CORPORATE OFFICER 



CITY OF MAPLE RIDGE 

BYLAW NO. 7148-2015 

A bylaw for imposing taxes upon lands in Maple Ridge Road 13 Dyking District 

The Municipal Council of the City of Maple Ridge, acting on behalf of the Trustees for Maple Ridge 
Road 13 Dyking District, enacts as follows: 

1. This Bylaw may be cited for all purposes as “Maple Ridge Road 13 Dyking District Tax
Rates Bylaw No. 7148-2015”.

2. The following rates are hereby imposed and levied for those lands within the
boundaries of Maple Ridge Road 13 Dyking District:

For purposes of dyke maintenance and improvements and equipment repair and
maintenance:
(a) a rate of $0.5223 per $1000 of assessment of land and improvements in all 

categories 
(b) a rate of $12.00 per acre of land with a minimum charge of $5.00. 

3. If any section, subsection, clause or other part of this Bylaw is for any reason held to
be invalid by the decision of a court of competent jurisdiction, such decision will not
affect the validity of the remaining portions of this Bylaw.

READ a first time on the      day of            , 20 . 

READ a second time on the      day of       , 20 . 

READ a third time on the        day of       , 20 . 

ADOPTED on the     day of        , 20 . 

_______________________________ 
PRESIDING MEMBER 

_______________________________ 
CORPORATE OFFICER 



CityCityCityCity    of Maple Ridgeof Maple Ridgeof Maple Ridgeof Maple Ridge    

TO:TO:TO:TO: Her Worship Mayor Nicole Read DATE:DATE:DATE:DATE:    April 20, 2015 
and Members of Council  Committee of the Whole 

FROM:FROM:FROM:FROM:    Chief Administrative Officer 

SUBJECTSUBJECTSUBJECTSUBJECT: Disbursements for the month ended March 31, 2015 

EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:    

The disbursements summary for the past period is attached for information.  All voucher payments are 
approved by the Mayor or Acting Mayor and a Finance Manager.  Council authorizes the 
disbursements listing through Council resolution.  Expenditure details are available by request through 
the Finance Department. 

RECOMMENDATION:RECOMMENDATION:RECOMMENDATION:RECOMMENDATION:    

That the That the That the That the disbursements as listed below for the month ended disbursements as listed below for the month ended disbursements as listed below for the month ended disbursements as listed below for the month ended March 31March 31March 31March 31, 2015, 2015, 2015, 2015    is received for is received for is received for is received for 
information only.information only.information only.information only.    

GENERALGENERALGENERALGENERAL    $$$$        4,792,3334,792,3334,792,3334,792,333    
PAPAPAPAYROLLYROLLYROLLYROLL    $$$$        1,604,1271,604,1271,604,1271,604,127    
PURCHASE CARDPURCHASE CARDPURCHASE CARDPURCHASE CARD    $$$$                    120,862120,862120,862120,862    

$$$$        6,517,3226,517,3226,517,3226,517,322    

DISCUSSION:DISCUSSION:DISCUSSION:DISCUSSION:    

a)a)a)a) Background Context:Background Context:Background Context:Background Context:

The adoption of the Five Year Consolidated Financial Plan has appropriated funds and
provided authorization for expenditures to deliver municipal services.

The disbursements are for expenditures that are provided in the financial plan.

b)b)b)b) Community Communications:Community Communications:Community Communications:Community Communications:

The citizens of Maple Ridge are informed on a routine monthly basis of financial
disbursements.
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c)c)c)c) Business Plan / Financial Implications:Business Plan / Financial Implications:Business Plan / Financial Implications:Business Plan / Financial Implications:

Highlights of larger items included in Financial Plan or Council Resolution 

• Emergency Communications – Dispatch levy – 1st quarter $  248,888 

• First Truck Centre Vanc Inc – Freightliner single axle dump truck $  158,854 

• Fraser Valley Regional Library – 1st quarter member assessment $  653,433 

•  Ridge Meadows Recycling Society – Monthly contract for recycling $  187,464 

d)d)d)d) Policy Implications:Policy Implications:Policy Implications:Policy Implications:

Corporate governance practice includes reporting the disbursements to Council monthly.

CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:    

The disbursements for the month ended March 31, 2015 have been reviewed and are in order. 

______________________________________________ 
Prepared by:  G’Ann RyggG’Ann RyggG’Ann RyggG’Ann Rygg    

Accounting Clerk IIAccounting Clerk IIAccounting Clerk IIAccounting Clerk II    

_______________________________________________ 
Approved by: Trevor Trevor Trevor Trevor Thompson, Thompson, Thompson, Thompson, BBA, BBA, BBA, BBA, CPA, CPA, CPA, CPA, CGACGACGACGA    

Manager of Financial PlanningManager of Financial PlanningManager of Financial PlanningManager of Financial Planning    

_______________________________________________ 
Approved by: Paul Gill, BBA, Paul Gill, BBA, Paul Gill, BBA, Paul Gill, BBA, CPA, CPA, CPA, CPA, CGACGACGACGA    

GM GM GM GM ––––    Corporate & Financial ServicesCorporate & Financial ServicesCorporate & Financial ServicesCorporate & Financial Services    

_______________________________________________ 
Concurrence: J.L. J.L. J.L. J.L. (Jim) Rule(Jim) Rule(Jim) Rule(Jim) Rule    

Chief Administrative OfficerChief Administrative OfficerChief Administrative OfficerChief Administrative Officer    

gmr 



VENDOR NAMEVENDOR NAMEVENDOR NAMEVENDOR NAME DESCRIPTION OF PAYMENTDESCRIPTION OF PAYMENTDESCRIPTION OF PAYMENTDESCRIPTION OF PAYMENT AMOUNTAMOUNTAMOUNTAMOUNT

Aptean Inc Ross software annual maintenance fees 82,086

Arsalan Construction Ltd Downtown road improvements - Edge St 128,241

Downtown road improvements - 119 Ave 4,156

Downtown road improvements - Selkirk Ave 5,250 137,647

BC Hydro Electricity 118,367

BC Hydro & Power Authority Pole relocations on 128 Ave (210 St to 216 St) 2,100

Pole relocations on Larch Ave at 235 St 11,241

Street lights on 119 Ave 1,973 15,314

BC SPCA Contract payment 28,839

Boileau Electric & Pole Ltd Maintenance: Banners 606

BMX Park 161

Firehalls 132

Leisure Centre 7,639

Street lights 12,798

Street signals 1,088

Whonnock Lake Community Centre 549 22,973

CUPE Local 622 Dues - pay periods 15/05 & 15/06 24,458

Chevron Canada Ltd Gasoline & diesel fuel 52,903

City Of Pitt Meadows PM Arena operating costshare 2014 83,894

Cobing Building Solutions Electrical/Mechanical:

Leisure Centre 20,370

Randy Herman Building 380 20,750

Emergency Communications Dispatch levy - 1st quarter  248,888

Falcon Hill Security refund 51,280

Family Education & Support Ctr Community network coordination 30,000

First Truck Centre Vanc Inc 2015 Freightliner single axle dump truck 158,854

Fitness Edge Fitness classes & programs 18,729

FortisBC - Natural Gas Natural gas 22,730

Fraser Valley Regional Library 1st quarter member assessment 653,433

Fred Surridge Ltd Waterworks supplies 21,971

Golden Ears Ortho & Sports Fitness classes & programs 15,769

Gr Vanc Sewerage & Drainage Transfer station waste disposal 183

Waste discharge industrial treatment fee - Cottonwood 9,394

Waste discharge permit administration fee - Cottonwood 5,583 15,160

Hallmark Facility Services Inc Janitorial services & supplies Jan 15 to Mar 14/15:

Firehalls 8,925

Library 8,442

City Hall 6,720

Operations 7,980

Randy Herman Building 9,345

RCMP 8,138

South Bonson Community Centre 4,830

Whonnock Lake Community Centre 892 55,272

Homesite Developments (Zeron) Security refund 80,170

Image Painting & Restoration Painting & restoration services:

Davidson caretaker house 10,240

Leisure Centre 693

Randy Herman Building 1,843

RCMP 2,450

Whonnock Lake Community Centre 782 16,008

CITY OF MAPLE RIDGECITY OF MAPLE RIDGECITY OF MAPLE RIDGECITY OF MAPLE RIDGE

MONTHLY DISBURSEMENTS - MARCH 2015MONTHLY DISBURSEMENTS - MARCH 2015MONTHLY DISBURSEMENTS - MARCH 2015MONTHLY DISBURSEMENTS - MARCH 2015



VENDOR NAMEVENDOR NAMEVENDOR NAMEVENDOR NAME DESCRIPTION OF PAYMENTDESCRIPTION OF PAYMENTDESCRIPTION OF PAYMENTDESCRIPTION OF PAYMENT AMOUNTAMOUNTAMOUNTAMOUNT

Jacks Automotive & Welding Fire Dept equipment repairs 17,624

Kev Construction Ltd. Work related to Abernethy Way property acquisitions 16,538

Machinex Recycling Service Inc Recycling depot yard hopper & conveyor bed 68,756

Manulife Financial Employer/employee remittance 148,803

Maple Ridge & PM Arts Council Arts Centre contract payment 52,224

Program revenue Feb 3,064

Subsidized program fee 1,120 56,408

Medical Services Plan Employee medical & health premiums 39,983

Municipal Pension Plan BC Employer/employee remittance 430,238

North Of 49 Enterprises Ltd Skating lesson programs 20,884

Northwest Hydraulic Consultant Flood study Alouette Rivers 20,760

Nustadia Recreation Inc Subsidized ice purchased by P&LS on behalf of user groups 69,995

Ocean Pipe T6045 Sewer supplies 16,834

Oracle Corporation Canada Inc Database software license & support 16,828

Panorama LMS 4011 Strata fees Mar & Apr 21,780

Paul Bunyan Tree Services Tree maintenance & damaged tree removal 16,417

Receiver General For Canada Employer/Employee remittance PP15/05 & PP15/06 798,907

RG Arenas (Maple Ridge) Ltd Ice rental Dec less public skate collections 55,882

Youth program skate & helmet rentals 819 56,701

Ridge Meadows Recycling Society Monthly contract for recycling 187,464

Weekly recycling 376

Litter pickup contract 1,723

Recycling station pickup 297

Roadside waste removal 95

Toilet rebate program 178

Earth Day display 10 190,143

Spyders Inc Infrastructure Management Ph 1 605

IT consulting 20,654

Water security improvements 40,580 61,839

Union Of BC Municipalities 2015 annual dues 16,688

Warrington PCI Management Advance for Tower common costs plus expenses 79,964

Zoom Audio Visual Networks Inc Recording equipment & software for Council meetings 19,454

Disbursements In Excess $15,000 4,161,0414,161,0414,161,0414,161,041

Disbursements Under $15,000 631,292631,292631,292631,292

Total Payee Disbursements 4,792,3334,792,3334,792,3334,792,333

Payroll PP15/05 & PP15/06 1,604,1271,604,1271,604,1271,604,127

Purchase Cards - Payment 120,862120,862120,862120,862

Total Disbursements March 2015 6,517,3226,517,3226,517,3226,517,322
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CityCityCityCity    of Maple Ridgeof Maple Ridgeof Maple Ridgeof Maple Ridge    

TO:TO:TO:TO: Her Worship Mayor Nicole Read MEETINGMEETINGMEETINGMEETING DATE:DATE:DATE:DATE: 20-April-2015 
and Members of Council  FILE NO:FILE NO:FILE NO:FILE NO: 

FROM:FROM:FROM:FROM:    Chief Administrative Officer MEETING:MEETING:MEETING:MEETING:  COW 

SUBJECTSUBJECTSUBJECTSUBJECT: 2014 Consolidated Financial Statements 

EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:    
The 2014 Financial Statements have been prepared using the accounting standards and reporting 
model mandated by the Public Sector Accounting Board (PSAB).  BDO Canada LLP has conducted an 
audit of the financial statements, which will form an integral part of the 2014 Annual Report.  In 
order to satisfy current audit rules, Council must formally accept the financial statements before 
BDO can issue their audit opinion. 

Financial reporting in local government serves to communicate the fiscal health and well-being of a 
community and there are two main documents that form part of the City’s financial reporting:  

• The Financial PlanFinancial PlanFinancial PlanFinancial Plan, a forward looking document that sets out planned expenditures and how
they will be paid for over the next five years, and

• The Financial StatementsFinancial StatementsFinancial StatementsFinancial Statements, a backwards looking document that reports on the City’s financial
condition at a point in time and financial performance during the year.

There are a number of key terms included in the financial statements that are important to 
understand before drawing any conclusions about the City’s financial results for 2014: 

• Net Financial Position: Net Financial Position: Net Financial Position: Net Financial Position: provides a snapshot of where the City stands financially in terms of
the resources it held and the debt it owed at December 31.  It is the difference between our
financial assets and our liabilities and provides an indication of financial flexibility.  If Net
Financial Positon is negative it is referred to as Net Debt and indicates that revenues that will
be collected in the future are needed to pay for liabilities that already exist.  If it is positive, it
is referred to as Net Financial Assets and indicates a greater degree of flexibility.

• Accumulated Surplus:Accumulated Surplus:Accumulated Surplus:Accumulated Surplus: is the total of all the City’s assets, both financial and non-financial,
less our liabilities. It represents the net economic resources available for service provision.
The largest element of this number is the value of our tangible capital assets, the physical
assets used in day-to-day service provision; consequently, the accumulated surplus balance
does not represent a source of cash available to finance our day-to-day operations.

• Annual Surplus:Annual Surplus:Annual Surplus:Annual Surplus: is the difference between annual revenues and expenses, as reported on the
Statement of Operations.  On the revenue side, we report items such as grants and
development revenues received as funding for capital projects as well as the value of
contributed tangible capital assets. On the expense side, only the annual cost of using those
assets is recognized through amortization.  The amounts expended for capital investment or
renewal is not included, nor is the value of infrastructure contributed to the City through
development.  This accounting requirement results in a large reported annual surplus, but
does not necessarily represent a cash surplus.

As part of the City’s ongoing work related to the inclusion of the City’s tangible capital assets on our 
financial statements, 2013 results have been restated to reflect better information that became 
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available during the year.  This resulted in an increase to 2013 accumulated surplus of $6.9 million 
to $916.5 million or less than 1% of the book value of the City’s tangible capital assets. 

This report focuses on our Financial Statements for the 2014 fiscal year.  Overall results for the year 
were positive.  Our Net Financial Position increased by $9.8 million to $51.8 million and our 
Accumulated Surplus increased by $31.84 million to $948 million.  The details behind these results 
are discussed in the body of this report.  

RECOMMENDATION(S):RECOMMENDATION(S):RECOMMENDATION(S):RECOMMENDATION(S): 

That the 2014 Consolidated Financial Statements be accepted.That the 2014 Consolidated Financial Statements be accepted.That the 2014 Consolidated Financial Statements be accepted.That the 2014 Consolidated Financial Statements be accepted.    

DISCUSSION:  DISCUSSION:  DISCUSSION:  DISCUSSION:    
Financial reporting in local government serves to communicate the fiscal health and well-being of a 
community and there are two main documents that form part of the City’s financial reporting: the 
Financial PlanFinancial PlanFinancial PlanFinancial Plan and the Financial StatementFinancial StatementFinancial StatementFinancial Statementssss, each with very different objectives. 

The Financial PlanFinancial PlanFinancial PlanFinancial Plan is a forward looking document that sets out the City’s planned expenditures and 
transfers to reserves for the next five years and identifies how those expenditures and transfers will 
be funded.  The Community Charter requires that municipalities prepare a “balanced budget”, which 
means that the total of any proposed expenditures or transfers to reserves must not exceed the total 
of proposed revenues or transfers from reserves.  In simple terms, the Financial Plan answers the 
question: “what are we going to do and how are we going to pay for it?” 

In contrast, The Financial StatementsFinancial StatementsFinancial StatementsFinancial Statements are a backwards looking document that look at the year just 
ended, comparing our actual financial performance in a year to the activities identified in the 
Financial Plan.  The Community Charter requires municipalities to prepare their financial statements 
in accordance with generally accepted accounting principles for local governments.  In Canada, 
those principles are set by the Public Sector Accounting Board (PSAB). The objective of a 
municipality’s financial statements is to report on its financial condition at a point in time and its 
financial performance for the year. 

The different objectives of the Financial Plan and the Financial Statements, combined with the 
different rules guiding their preparation, can easily result in confusion when trying to compare the 
two documents.  For example, the Financial Plan treats transfers to and from reserves as 
transactions, while the Financial Statements, at the consolidated level, ignore transfers as they take 
place within the corporate entity.  It’s important to keep those differing objectives and rules in mind 
as we now look at financial results for 2014. 

The 2014 Consolidated Financial Statements present the City’s results of operations during the year 
and the financial position as at December 31, 2014.  Financial performance is compared to the 
Financial Plan adopted in May of 2014 as this was the plan used to set property taxation rates, and 
to prior year results. The transactions included in the Financial Statements are those that took place 
between the City and outside parties.  Internal transactions, such as transfers between reserves, 
which are important for financial planning purposes, have been eliminated. 

The City’s auditors, BDO Canada LLP, have conducted an audit of the 2014 Consolidated Financial 
Statements and, pending Council’s acceptance of the statements, will finalize their audit report.  The 
audit report will be “unqualified” which is the highest form of assurance an auditor can provide and 
indicates that the statements are free of material misstatements and that readers can rely on them 
for decision making purposes.  
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There are a number of key terms included in the financial statements that are important to 
understand before drawing any conclusions about the City’s results for 2014: 

• Net Financial Position: Net Financial Position: Net Financial Position: Net Financial Position: provides a snapshot of where the City stands financially in terms of
the resources it held and the debt it owed at December 31.  It is the difference between our
financial assets and our liabilities and provides an indication of financial flexibility.  If Net
Financial Positon is negative it is referred to as Net Debt and indicates that revenues that will
be collected in the future are needed to pay for liabilities that already exist.  If it is positive, it
is referred to as Net Financial Assets and indicates a greater degree of flexibility.

• Accumulated Surplus:Accumulated Surplus:Accumulated Surplus:Accumulated Surplus: is the total of all the City’s assets, both financial and non-financial,
less our liabilities. It represents the net economic resources available for service provision.
The largest element of this number is the value of our tangible capital assets, the physical
assets used in day-to-day service provision; consequently, the accumulated surplus balance
does not represent a source of cash available to finance our day-to-day operations.

• Annual Surplus:Annual Surplus:Annual Surplus:Annual Surplus: is the difference between annual revenues and expenses, as reported on the
Statement of Operations.  On the revenue side, we report items such as grants and
development revenues received as funding for capital projects as well as the value of
contributed tangible capital assets. On the expense side, only the annual cost of using those
assets is recognized through amortization.  The amounts expended for capital investment or
renewal is not included, nor is the value of infrastructure contributed to the City through
development.  This accounting requirement results in a large reported annual surplus, but
does not necessarily represent a cash surplus.

The City’s Financial Statements are comprised of the following: 

• Statement of Financial Position

• Statement of Operations

• Statement of Change in Net Financial Assets

• Statement of Cash Flow

• Notes to the Financial Statements

• Segment Report

• Supporting Schedules 1-6

The Notes to the Financial Statements provide additional information for the items found on the 
Statement of Financial Position and the Statement of Operations and are referenced on each of 
these statements. 

As noted earlier, the City’s financial statements are prepared using the accounting standards and 
reporting model prescribed by PSAB.  In 2009, the reporting model was changed, moving from a 
modified revenue and expenditure basis to a full accrual model.  This new reporting model required 
the inclusion of previously unreported non-financial assets, such as tangible capital assets and the 
related amortization expense.  The work required to record and value these assets is ongoing and as 
better information becomes available, we make sure are records are updated to reflect that.  In 
2014, this resulted in retroactive adjustments to 2013 results, the result of which was to increase 
both Annual and Accumulated Surplus by $6.9 million to $54.3 million and $916.5 million 
respectively.  It should be noted that the magnitude of these changes is less than 1% of the book 
value of the City’s tangible capital assets. 

A discussion of the Financial Statements follows: 

Statement of Financial PositonStatement of Financial PositonStatement of Financial PositonStatement of Financial Positon    
The Statement of Financial Positon is the public sector version of a balance sheet.  One of the key 
indicators on this statement is the Net Financial Position.  As noted above, it is calculated by 
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subtracting our liabilities from our financial assets and is one piece of information available to 
assess our financial flexibility.  At the end of 2014, the City had Net Financial Assets of $51.8 million, 
an increase of $9.8 million over 2013, resulting from timing differences between revenues and the 
related expenditures.  For example, as part of our long-term financial planning processes, we may 
collect revenues over time to build the financial capacity for future expenditures.  This practice will 
increase our financial assets, and our financial position, until the expenditures occur.   

The other key indicator that appears on this statement is our Accumulated Surplus, which as noted 
above, is the total of all our assets, both financial and non-financial, less our liabilities.  This number 
represents the net economic resources available for service provision.  The bulk of the number is 
comprised of the value of our tangible capital assets, meaning it does not represent cash that can be 
spent to support our operations.  At the end of 2014 the City’s accumulated surplus was $948 
million, up from $916 million in 2013. 

Key items to note on the Statement of Financial Position: 

• Combined cash and cash equivalents and portfolio investments increased by $9.1 million.
This is the result of increased cash balances available to invest due to timing differences
between planned and actual expenditures.  (Note 1 to the Financial Statements)

• Debt decreased by $2.67 million as set out in the Financial Plan, due to the scheduled
repayment of debt, most of which relates to the Town Centre Project.

Statement of OperationsStatement of OperationsStatement of OperationsStatement of Operations    
The Statement of Operations is the public sector version of an income statement, reporting revenues 
and expenses for the year.  The difference between revenues and expenses is referred to as the 
annual surplus if positive, or the annual deficit if negative.  It is important to note that accounting 
rules require us to include in revenue items such as the value of infrastructure contributed to the city 
through development, but on the expense side we include only the cost of using those assets 
through amortization, not the value of the assets received.  This timing difference results in a 
reported annual surplus that does not represent a cash surplus.  For example, in 2014, the City 
received contributed tangible capital assets with a value of $23.2 million, this was recorded as 
revenue.  On the expense side, the amortization recorded for these assets was    $436.3K.    The City’s 
2014 annual surplus was $31.84 million. 

As noted earlier in the report, when we prepare the Financial Plan, we ensure that all planned 
sources of revenue are equal to all planned uses of revenue, the result referred to as a “balanced 
budget”.  Not all of the elements that result in this balanced budget are included in the Statement of 
Operations.  Some Financial Plan transactions, such as transfers to and from reserves, are 
eliminated from the summary financial statements as they are internal transactions.  Other items are 
not included as they do not meet the definition of an expense.  For example our planned investment 
in tangible capital assets will result in an expenditure of resources, but is not an expense and not 
included on the Statement of Operations. The annual cost of using those assets, amortization, is an 
expense and is included.  A reconciliation between the Financial Plan and the Financial Statements 
is shown in Note 15 to the Financial Statements. 

The following discusses the Statement of Operations: 

Consolidated Revenues Consolidated Revenues Consolidated Revenues Consolidated Revenues ––––    Actual $146.5 million; Budget $151 millionActual $146.5 million; Budget $151 millionActual $146.5 million; Budget $151 millionActual $146.5 million; Budget $151 million    
Not all monies the City receives are recorded as revenues at the time of receipt.  Monies such as 
Development Cost Charges or Parkland Acquisition fees that are collected for specific capital works 
are recorded as a liability when received.  When we budget for the capital expenditures that are 
funded from these sources we also budget to record the revenue, which results in a draw down of 
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the liability.  If capital expenditures do not occur, no revenue is recognized and the funds remain on 
hand, recorded as a liability.   

In 2014, consolidated revenues were below budget by $4.5 million.  This is comprised of variances 
in a number of categories, particularly in relation to capital.  The following highlights some of the key 
variances: 

• Development revenues below budget estimates by $9.7 million, due to factors such as DCC
liabilities not being drawn down

• Government transfers (grants) below budget estimates by $2.3 million

• Developer contributed assets in excess of budget estimates by $6.7 million

• User fees in excess of budget estimates by $1.4 million
As noted above, revenues below budget estimates for grants and development revenues do not 
represent a cash shortfall as the related expenditures did not occur. 

Consolidated Expenses Consolidated Expenses Consolidated Expenses Consolidated Expenses ––––    Actual $114.65 million; Budget $130.53 millionActual $114.65 million; Budget $130.53 millionActual $114.65 million; Budget $130.53 millionActual $114.65 million; Budget $130.53 million    
Expenses are comprised of general operating expenses for goods and services, labour, interest on 
debt and amortization of our tangible capital assets.  The actual cash expended to invest in the 
replacement or acquisition of assets is not reflected on this statement. 

In 2014, consolidated expenses were below budget by $15.9 million.  Key items contributing to this 
result include: 

• Approximately $6 million in capital related projects

• $2.6 million from the RCMP contract

• Overall cost containment

• Approximately $5 million in projects scheduled for 2014 that will proceed in 2015

• $1 million from water purchases less than budget estimates

Statement of Change in Net Financial AssetsStatement of Change in Net Financial AssetsStatement of Change in Net Financial AssetsStatement of Change in Net Financial Assets    
The change in Net Financial Position in a year is explained by the difference between revenues and 
expenditures.  If we recognize more revenue than we expend, then net financial position will 
increase; if less, then it will decrease.  In 2014, the City’s financial position increased by $9.8 million 
to $51.8 million.  It is important to keep in mind that as part of the City’s long-term financial planning 
processes, we may collect revenues over time to build the capacity for future expenditures.  This 
practice increases the City’s financial assets, and net financial position, until the related 
expenditures occur. 

Statement of Cash FlowStatement of Cash FlowStatement of Cash FlowStatement of Cash Flow    
The Statement of Cash Flow explains the change in the balance of cash and cash equivalents for the 
year.  It shows the impact the various types of transactions have on the balance.  For example, the 
statement shows that $24.4 million was generated from operating activities and $19.7 million was 
used for capital activities. 

Segment ReportSegment ReportSegment ReportSegment Report    
The Segment Report enhances the information found on the Consolidated Statement of Operations. 
The information is laid out in the same fashion, but provides a finer level of detail.  Municipal 
services have been segmented by grouping activities by function, as directed by PSAB.  For example, 
protection of the public is achieved by activities such as bylaw enforcement and inspection services 
in addition to police and fire fighting services, so all of these activities are reported as part of the 
Protective Services segment.  Revenues that are directly related to the costs of a function have been 
reported in each segment, including revenues related to capital investment.  Expenses are broken 
down to the categories of goods and services, labour, debt servicing, and amortization.  The Segment 
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Report allows us to see how much each segment contributes to the annual surplus before 
considering allocations of taxes and other municipal resources.  As described earlier, annual surplus 
is the difference between annual revenues and annual expenses.   

The following table shows the departments included in each segment: 

Reporting SegmentsReporting SegmentsReporting SegmentsReporting Segments    

GeneralGeneralGeneralGeneral    Gov’tGov’tGov’tGov’t    Protective SvcProtective SvcProtective SvcProtective Svc    RecreationRecreationRecreationRecreation    
Planning; Public Planning; Public Planning; Public Planning; Public 
Health & OtherHealth & OtherHealth & OtherHealth & Other    

TransportationTransportationTransportationTransportation    WaterWaterWaterWater    SewerSewerSewerSewer    

Human Resources Police Parks Planning Engineering Water Sewer 

Clerks Fire  Leisure Svc Recycling Operations 

Administration Bylaws Youth Svc Cemetery Drainage 

Finance Inspection Svc Arts Social Planning Roads 

Purchasing Emergency Svc Library 

Information Svc 

Legislative Svc 

Economic Dev 

Communications 

The above discussion focuses on the Consolidated Financial Statements and, as noted, consists of 
transactions only with outside parties; internal transactions, such as transfers, are not included.  It is 
useful to look at some areas of our organization in isolation.  The following discussion touches on the 
General Revenue Fund, the Sewer & Water Utilities and the Reserves.  While the Financial 
Statements don’t show each element in isolation, aggregated information is shown on Schedule 1 
and Schedule 3 to the Consolidated Financial Statements. 

General RevenueGeneral RevenueGeneral RevenueGeneral Revenue    
It is important to look at the General Revenue Fund in isolation, as to a large extent, the transactions 
that take place in this fund drive property taxation.  As noted above, while the information about 
General Revenue is included in Schedule 1; information about the utilities is also included. 

The Audit and Finance Committee received a detailed on March 16, 2015, noting that preliminary 
General Revenue results were positive and, after providing for various projects and Council identified 
initiatives we expected a favorable variance to budget.  Final results for 2014 include a General 
Revenue Annual Surplus of $627.6K.  General Revenue Accumulated Surplus increased to $7.5 
million from $6.9 million in 2013. 

Sewer & Water UtilitiesSewer & Water UtilitiesSewer & Water UtilitiesSewer & Water Utilities    
The Sewer & Water Utilities are self-funded business units that manage the collection and 
distribution of water and liquid waste as well as the related infrastructure.  A large portion of the 
costs in the utilities are driven by the Regional District and Council has used a rate stabilization 
policy for a number of years.  Under this policy, accumulated surplus amounts are deliberately built 
over a period of time in order to provide for our commitment towards larger regional projects as well 
as variations in our own annual infrastructure investment.  This practice allows Council to smooth 
the impact of variations in annual spending levels on our rate payers. 

The accumulated surplus balances in both utilities increased in 2014, in part due to work projects 
that will proceed in 2014 and in part to address future funding requirements.  The accumulated 
surplus balance in the Sewer Utility is projected to increase over the next 4 year, while the balance in 
the water utility is projected to decrease as regional projects currently underway are completed and 
our own infrastructure commitment increases. 



7 of 7 

The following shows the accumulated surplus amounts in each of the utilities. 

2012012012014444    2012012012013333    
Sewer Utility 4,662,448 3,183,533 
Water Utility 6,737,009 5,802,444 

ReservesReservesReservesReserves    
The City’s reserves are an important financial planning tool and provide a mechanism to build 
capacity over time to undertake strategic projects.  They are reviewed on a regular basis to assess 
their adequacy, with adjustments made when capacity permits. 

The term “reserves” is often applied to both our reserve funds and reserve accounts but there are 
important distinctions between the two resources.  Reserve Funds are statutory, meaning they are 
established by bylaw for specific purposes. Once monies are placed in a reserve fund they can only 
be used for the purpose outlined in the establishing bylaw.  Reserve accounts are appropriations of 
surplus, established to meet specific business needs.  They can be established or dissolved as 
Council directs to ensure that identified business needs are met and risks managed appropriately. 

At the beginning of 2014, the City had $65.1 million in total reserves, as shown on Schedule 6 to the 
Financial Statements.  The Financial Plan contemplated these resources being drawn down by $28.9 
million, primarily to fund capital projects. At the end of 2014, City reserves total $68.7 million, an 
increase of $3.6 million. This variance is the combined results of planned capital investment that will 
occur in the future and end of year provisions for various operating projects and initiatives.  A 
separate report provided detailed information on our reserves. 

CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:CONCLUSIONS: 
The City’s reserves are sound and long-term financial plans reflect the ability of the City to meet its 
future obligations.  Overall results for 2014 are positive.  We ended the year with an Annual Surplus 
of $31.84 million, and an Accumulated Surplus balance of $948.3 million. 

“Original signed by Catherine Nolan” 
_______________________________________________ 

Prepared by:  Catherine Nolan, CPA, CGA 
Manager of Accounting 

“Original signed by Paul Gill” 
_______________________________________________ 

Approved by: Paul Gill, BBA, CPA, CGA 
GM, Corporate and Financial Services 

“Original signed by Jim Rule” 
_______________________________________________ 

Concurrence: J.L. (Jim) RuleJ.L. (Jim) RuleJ.L. (Jim) RuleJ.L. (Jim) Rule    
Chief Administrative OfficerChief Administrative OfficerChief Administrative OfficerChief Administrative Officer    



City of Maple Ridge 

TO: Her Worship Mayor Nicole Read MEETING DATE: 20-April-2015 
and Members of Council  FILE NO: 

FROM: Chief Administrative Officer MEETING: C.O.W. 

SUBJECT: 2015 Council Expenses 

EXECUTIVE SUMMARY 
In keeping with Council’s commitment to transparency in local government, the attached Schedule 
lists Council expenses to the end of March for 2015.   The expenses included on the schedule are 
those required to be reported in the annual Statement of Financial Information and are available on 
our website. 

RECOMMENDATION: 

Receive for information 

Discussion 

The expenses included in the attached schedule are those reported in the annual Statement of 
Financial Information (SOFI), including those incurred under Policy 3.07 “Council Training, 
Conferences and Association Building”.   The budget for Council includes the provision noted in 
Policy 3.07 as well as a separate budget for cell phone and iPad usage. 

“Original signed by Cheryl Ennis”________ 
Prepared by:  Cheryl Ennis 

Executive Assistant, Corporate Administration 

“Original signed by Paul Gill”_____________ 
Approved by: Paul Gill, CPA, CGA 

GM, Corporate and Financial Services 

“Original signed by J.L. (Jim) Rule”_________ 
Concurrence: J.L. (Jim) Rule 

Chief Administrative Officer 
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Month of Event Reason for expense Conferences & Seminars Community Events Business Meals Cell Phones / iPads Totals
Bell, Corisa
January Cell phone charges 53.50 

iPad charges 18.19 
February Cell phone charges 53.50 

iPad charges 18.19 
BC Economic Development Assoc. - Ministers Dinner 125.00 

March Columbia Institute - High Ground Governance Forum 490.00 
Cell phone charges 53.50 

April
May
June
July
August
September
October
November
December

490.00 125.00 - 196.88 811.88         
Duncan, Kiersten
January Cell phone charges 53.61 

iPad charges 39.59 
Elected officials conference (Richmond) 753.75 

February Chamber of Commerce - Transportation & Transit referendum luncheon 32.95 
Cell phone charges 53.38 
iPad charges 39.59 

March Cell phone charges 53.50 
April
May
June
July
August
September
October
November
December

753.75 32.95 - 239.67 1,026.37     

Schedule 1
2015 Council Expenses



Month of Event Reason for expense Conferences & Seminars Community Events Business Meals Cell Phones / iPads Totals
Masse, Bob
January
February Chamber of Commerce - Transportation & Transit referendum luncheon 32.95 

BC Economic Development Assoc. - Ministers Dinner 125.00 
Chamber of Commerce - Business Excellence Awards Gala 85.00 

March Chamber of Commerce - Finance Ministers Lunch 32.95 
April
May
June
July
August
September
October
November
December

- 275.90 - - 275.90         
Read, Nicole
January Cell phone charges 53.50 

iPad charges 42.80 
February Cell phone charges 53.50 

iPad charges 21.40 
March Cell phone charges 53.50 
April
May
June
July
August
September
October
November
December

- - - 224.70 224.70         
Robson, Gordy
January iPad charges 18.19 
February iPad charges 18.19 
March
April
May
June
July
August
September
October
November
December

- - - 36.38 36.38           



Month of Event Reason for expense Conferences & Seminars Community Events Business Meals Cell Phones / iPads Totals
Shymkiw, Tyler
January Cell phone charges 58.84 

iPad charges 18.19 
February Cell phone charges 58.84 

iPad charges 18.19 
BC Economic Development Assoc. - Ministers Dinner 125.00 

March Cell phone charges 58.84 
April
May
June
July
August
September
October
November
December

- 125.00 - 212.90 337.90         
Speirs, Craig
January iPad charges 88.38 
February Chamber of Commerce - Business Excellence Awards Gala 85.00 

iPad charges 187.56 
March Columbia Institute - High Ground Governance Forum 270.00 

Cell phone charges 50.29 
April
May
June
July
August
September
October
November
December

270.00 85.00 - 326.23 681.23         

Totals 1,513.75 643.85 - 1,236.76 3,394.36     



City City City City of Maple Ridgeof Maple Ridgeof Maple Ridgeof Maple Ridge    

TO:TO:TO:TO: Her Worship Mayor Nicole Read DATE:DATE:DATE:DATE: April 20April 20April 20April 20, 201, 201, 201, 2015555 
and Members of Council  FILE NO:FILE NO:FILE NO:FILE NO: 

FROM:FROM:FROM:FROM:    Chief Administrative Officer ATTN: ATTN: ATTN: ATTN: C. of W.    

SUBJECTSUBJECTSUBJECTSUBJECT: Development Cost Charges Imposition Amending Bylaw    

EXECUTIVE EXECUTIVE EXECUTIVE EXECUTIVE SUMMARY:SUMMARY:SUMMARY:SUMMARY:    

This bylaw amends the Development Cost Charge Imposition Bylaw to update the definition for 
Commercial Development.  The new definition creates a better linkage to the Maple Ridge Zoning 
Bylaw and explicitly includes development related to marihuana cultivation. Ministry approval is 
required for this bylaw amendment.    

Under the current Development Cost Charge Imposition Bylaw, the definition of Commercial 
Development was tied to BC Assessment Authorities’ (BCAA) classification of Class 6, Business and 
Other.  It is desirable to update the definition to link it to the Maple Ridge Zoning Bylaw. 

A major bylaw update is expected in the near future and will include revisiting development 
assumptions, capital costs, infrastructure requirements and underlying DCC assumptions.  It will also 
include a significant communication and consultation process.   

RECOMMENDATION(S):RECOMMENDATION(S):RECOMMENDATION(S):RECOMMENDATION(S):    

ThatThatThatThat    Maple Ridge Development Cost Charges Imposition Maple Ridge Development Cost Charges Imposition Maple Ridge Development Cost Charges Imposition Maple Ridge Development Cost Charges Imposition Bylaw Bylaw Bylaw Bylaw No. No. No. No. 7144714471447144----2020202011115555    be be be be givengivengivengiven    firstfirstfirstfirst, second , second , second , second 
and thirdand thirdand thirdand third    readings andreadings andreadings andreadings and    

That the Bylaw be forwarded to the Inspector of Municipalities for approval. That the Bylaw be forwarded to the Inspector of Municipalities for approval. That the Bylaw be forwarded to the Inspector of Municipalities for approval. That the Bylaw be forwarded to the Inspector of Municipalities for approval. 

DISCUSSION:DISCUSSION:DISCUSSION:DISCUSSION: 

a)a)a)a) Background Context:Background Context:Background Context:Background Context:
The DCC rates are the outcome of a complex model involving the planning and costing of future 
infrastructure projects, and projecting of future development activity.  The assumptions used in 
these models are amended as required to keep pace with changes to the underlying plans. 

As our community grows, there is an increasing demand for a wide range of infrastructure.  There 
is no direct mechanism to cover costs related to some types of infrastructure, notably public 
safety buildings, recreation facilities and libraries.  DCCs provide the authority to recover 
development-related costs for roads, sewers, drainage and water works as well as parkland 
acquisition and park development.  DCCs allow the municipality to apportion the costs of certain 
types of infrastructure among land developers.   
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Until recently all DCC rate bylaws have had to be approved by the Ministry.  Rates are now 
permitted to be adjusted as often as annually as long as all the rate increases are less than 
Vancouver CPI and the bylaw was approved by the Ministry within the last four years.  The last 
time the Inspector of Municipalities approved a DCC bylaw was in 2010.  Any definition updates 
require Ministry approval. 

In our DCC Bylaw, the rates vary according to the type of development.  For instance for 
Commercial Development in a rural area the rate is $21.46 per square meter of building floor 
space and for agricultural buildings there are no DCC charges.  The purpose of this amendment 
is to clarify that Commercial Development, as defined in our Zoning Bylaw, will attract 
Commercial rates. 

A major DCC Bylaw is expected in the near future, once the Capital Improvement Program has 
been updated to reflect the Transportation Master Plan and other long term infrastructure plans. 
The future major amendment will include consultation with Council, Public and Developers.   

b)b)b)b) Desired Outcome:Desired Outcome:Desired Outcome:Desired Outcome:
A DCC Rate Bylaw that is more closely tied to legislation that the City controls and ensuring that 
development related to the processing, testing, packaging or shipping of marihuana is charged 
the Commercial Development rates for DCCs. 

c)c)c)c) Business Plan/Financial Implications:Business Plan/Financial Implications:Business Plan/Financial Implications:Business Plan/Financial Implications:
There is a minor implication in that City staff is no longer required to understand or rely on how 
BC Assessment Authority may classify certain developments to determine what DCC rate to 
charge. 

d)d)d)d) Alternatives:Alternatives:Alternatives:Alternatives:
The existing bylaw could be left unchanged which may result in some risk of not being able to 
collect DCCs for certain types of development if how these developments will be classified by BC 
Assessment changes.  

CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:    

This minor amendment to the DCC Bylaw is largely housekeeping but will also bring some clarity to 
rates classification for commercial development and specifically include development related to 
marihuana cultivation. 

“Original Signed by Trevor Thompson” 
_______________________________________      
Prepared by: Trevor Thompson, BBA, CPA, CGA 

Manager of Financial Planning 

“Original Signed by Paul Gill” 
_______________________________________ 
Approved by: Paul Gill, BBA, CPA, CGA    

General Manager Corporate & Financial Services 

“Original Signed by Jim Rule” 
_______________________________________ 
Concurrence: J.L. (Jim) RuleJ.L. (Jim) RuleJ.L. (Jim) RuleJ.L. (Jim) Rule    

Chief Administrative OfficerChief Administrative OfficerChief Administrative OfficerChief Administrative Officer    



CITY OF MAPLE RIDGECITY OF MAPLE RIDGECITY OF MAPLE RIDGECITY OF MAPLE RIDGE    

BBBBYLAW NO.YLAW NO.YLAW NO.YLAW NO.    7144714471447144----2020202011115555    

A bylaw to amend Maple Ridge Development Cost Charges Imposition Bylaw No. 6462-2007 
______________________________________________________________________________ 

WHEREAS, WHEREAS, WHEREAS, WHEREAS, it is deemed expedient to amend Maple Ridge Development Cost Charges 
Imposition Bylaw No. 6462-2007 as amended;    

AND AND AND AND WHEREASWHEREASWHEREASWHEREAS Council does not consider the charges imposed by this bylaw:    
a. As excessive in relation to the capital cost of prevailing standards of service;
b. Will deter development, or
c. Will discourage the construction of reasonably priced housing or the provision of

reasonably priced serviced land in the City.

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

1. This Bylaw may be cited for all purposes as “Maple Ridge Development Cost Charges
Imposition Amending Bylaw No. 7144-2015”.

2. That Maple Ridge Development Cost Charges Imposition Bylaw No. 6462-2007 be
amended by:

a)a)a)a) Deleting in its entirety the definition for “Commercial DevelopmentCommercial DevelopmentCommercial DevelopmentCommercial Development” in
Section 2: Definitions and replaced with:

“means development of a parcel for commercial use as described in 
the Maple Ridge Zoning Bylaw or similar development that is of a 
commercial nature, including but not limited to uses such as 
accommodation, automotive, retail, food and beverage, entertainment, 
office, personal services, recreation, retail and the cultivation, 
processing, testing, packaging or shipping of marihuana.”    

b)b)b)b) Replacing “District of Maple Ridge” with “City of Maple Ridge” in Section 3:
Establishment of Development Cost Areas.

READ READ READ READ a first time this _____ day of _____________ , 20 . 

READ READ READ READ a second time this _____ day of _____________ , 20 . 

READ READ READ READ a third time this _____ day of _____________ , 20 . 

APPROVED BY THE INSPECTOR OF MUNICIPALITIES APPROVED BY THE INSPECTOR OF MUNICIPALITIES APPROVED BY THE INSPECTOR OF MUNICIPALITIES APPROVED BY THE INSPECTOR OF MUNICIPALITIES this ______ ______ ______ ______ day of ______________, 20 .    

ADOPTEDADOPTEDADOPTEDADOPTED this _____ day of _____________, 20 . 

________________________________  ______________________________________________________________  ______________________________________________________________  ______________________________________________________________  ______________________________    
PRESIDING MEMBER PRESIDING MEMBER PRESIDING MEMBER PRESIDING MEMBER CORPORATE OFFICERCORPORATE OFFICERCORPORATE OFFICERCORPORATE OFFICER    



City City City City of Maple Ridgeof Maple Ridgeof Maple Ridgeof Maple Ridge    

TO:TO:TO:TO: Her Worship Mayor Nicole Read DATE:DATE:DATE:DATE:        April 20, 2015 
and Members of Council  

FROM:FROM:FROM:FROM:    Chief Administrative Officer ATTN:  ATTN:  ATTN:  ATTN:  C. of W.    

SUBJECTSUBJECTSUBJECTSUBJECT: 2015-2019 Financial Plan Bylaw    

EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:    

The 2015 property tax assessment roll has been received from BC Assessment which means that 
the 2015 property tax rates can now be set.  Prior to setting these rates, it is desirable to update our 
financial plan to reflect decisions made by Council since the last Financial Plan’s adoption.   

As in previous years and as reported to Council in the year end update, funding has been provided 
for required projects that were budgeted for in the prior year but were not completed.  

The Financial Plan is largely the outcome of Business Planning and Council’s long term direction 
provided for financial sustainability and resiliency.  Earlier this year Council was provided an updated 
Financial Plan Overview Report highlighting key components and considerations included in 
preparing the Financial Plan.  

RECOMMENDATION(S):RECOMMENDATION(S):RECOMMENDATION(S):RECOMMENDATION(S):    

That That That That Maple Ridge 2015Maple Ridge 2015Maple Ridge 2015Maple Ridge 2015    ----    2019 Financial Plan 2019 Financial Plan 2019 Financial Plan 2019 Financial Plan Bylaw No. Bylaw No. Bylaw No. Bylaw No. 7777145145145145    ----    2012012012015555    be given first, second and be given first, second and be given first, second and be given first, second and 
third readingthird readingthird readingthird readingssss....    

DISCUSSION: DISCUSSION: DISCUSSION: DISCUSSION: 

a)a)a)a) Background Context:Background Context:Background Context:Background Context:

The 2014-2018 Financial Plan Bylaw was last adopted by Council in October of 2014 with the 
majority of the changes being to the Capital Improvement Program.  The 2015 assumptions 
with respect to property tax and user fees for 2015 were also reaffirmed at this time.  The 
desire was to provide some time for the incoming Council to set the strategic direction prior to 
getting into the details of business planning.   

Since the current Council’s inauguration several departments have presented to Council on 
their work plans and Council is undergoing an update to the strategic plan.  Once this direction 
has been set, it is expected that the 2016-2021 Business Plans will be updated and the 
resulting Financial Plan will be revised, aligning to the strategic direction set by Council.   

The Financial Plan is largely the outcome of Business Planning and Council’s long term 
direction provided for financial sustainability and resiliency.  Earlier this year Council was 
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provided an updated Financial Plan Overview Report highlighting key components and 
considerations included in preparing the Financial Plan. For Citizens interested in becoming 
more aware of how the City approaches budgeting and financing infrastructure, the report is 
available on our website.     

b)b)b)b) Financial Financial Financial Financial Plan ImplicationsPlan ImplicationsPlan ImplicationsPlan Implications::::

The property tax and user fee increases remain as previously planned and include: 
1. The 2015 property tax increase totaling 2.97% consists of: 1.92% for general purpose,

0.5% for infrastructure replacement, 0.3% for drainage improvements and 0.25% for
parks and recreation improvements.

2. Recycling rate remaining unchanged for 2015 due to the increased revenues from Multi-
Materials BC.

3. 2015 utility user fee increases of 5.5% for Water and 4.6% for Sewer.  Once several key
regional factors are better known, future fee increases will be reviewed.

Changes to the financial plan since the publication of the Financial Plan Overview report in 
December include: 
1. Growth in tax property revenue, largely due to new construction of 1.11%.  The Financial

Plan previously adopted included 2% growth each year.  Appropriate reductions in
operating budgets have been made.

2. As in previous years and as reported to Council in the year end update, funding has been
provided for required projects that were budgeted for in the prior year but were not
completed.

3. Items identified to be funded from surplus in the 2014 Year End Update report,
presented to the Audit and Finance Committee on March 16, 2015 have now been
provided for.

4. The budget has been updated to reflect costs of demolition of three municipal owned
houses which Council recently received a report on.

5. The Capital Improvement Program amendments include:

• The advancement of the recreation registration software replacement to 2016.   The
scheduling of technology projects in 2017 through 2019 have been adjusted to
compensate.

• Planned capital work and funding for Downtown Improvements Phase 4 have been
adjusted. The first amendment was to reflect the funding sources as noted in the
Council Resolution on February 10, 2015, most notably the grant funding with an
application submitted under the New Building Canada Fund.  The Sewer Capital
Funding noted in the resolution has been removed as it has been determined that the
sewer work originally contemplated is not required.  Additional funding to leverage the
grant, 2/3 grant funded, and get the remaining works done is through the
Infrastructure Sustainability Reserve.
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c)c)c)c) Desired Outcome:Desired Outcome:Desired Outcome:Desired Outcome:

A Financial Plan that accurately reflects the planned expenditures and methods of funding
and is consistent with corporate strategic plans, policies and Council direction.

d)d)d)d) Strategic Alignment:Strategic Alignment:Strategic Alignment:Strategic Alignment:

All department’s Business Plans are prepared using the Business Planning Guidelines.
These guidelines are reviewed and amended annually in consultation with Council. The
Financial Plan reflects Council’s Strategic Financial Sustainability Policies and Infrastructure
Funding Strategy.

e)e)e)e) Citizen/Customer Implications:Citizen/Customer Implications:Citizen/Customer Implications:Citizen/Customer Implications:

The business plans have far reaching citizen and customer implications.  The Financial Plan
reflects the financial impact of the business plans.  Property tax revenue and user fees are
planned to increase as detailed in the above discussion.

History and projected property tax increases

General 

Purpose (GP)

Infrastructur

e

Town 

Centre Fire Levy

Drainag

e

Park & 

Rec. Total Increase

2019201920192019 2.00%2.00%2.00%2.00% 0.70%0.70%0.70%0.70% 0.30%0.30%0.30%0.30% 0.25%0.25%0.25%0.25% 3.25%3.25%3.25%3.25%

2018201820182018 2.00%2.00%2.00%2.00% 0.70%0.70%0.70%0.70% 0.30%0.30%0.30%0.30% 0.25%0.25%0.25%0.25% 3.25%3.25%3.25%3.25%

2017201720172017 2.00%2.00%2.00%2.00% 0.70%0.70%0.70%0.70% 0.30%0.30%0.30%0.30% 0.25%0.25%0.25%0.25% 3.25%3.25%3.25%3.25%

2016201620162016 2.20%2.20%2.20%2.20% 0.50%0.50%0.50%0.50% 0.30%0.30%0.30%0.30% 0.25%0.25%0.25%0.25% 3.25%3.25%3.25%3.25%

2015201520152015 1.92%1.92%1.92%1.92% 0.50%0.50%0.50%0.50% 0.30%0.30%0.30%0.30% 0.25%0.25%0.25%0.25% 2.97%2.97%2.97%2.97%

2014 1.90% 0.50% Inc. in GP 0.30% 0.25% 2.95%

2013 2.25% 0.50% 300,000 0.30% 0.13% 3.50%

2012 3.00% 1.00% 600,000 4.88%

2011 3.00% 1.00% 600,000 4.99%

2010 3.00% 1.00% 600,000 5.13%

2009 3.00% 1.00% 600,000 5.18%

2008 3.00% 1.00% 600,000 5.31%

2007 3.75% 1.00% 600,000 6.18%

2006 3.75% 1.00% 600,000 6.37%

2005 3.00% 1.00% 600,000 5.70%

2004 3.00% 1.00% 0 4.00%

2003 3.00% 1.00% 0 4.00%



Page 4 

Impact to a home assessed at $400,000 in 2014 

f)f)f)f) Statutory Requirements and Policy Implications:Statutory Requirements and Policy Implications:Statutory Requirements and Policy Implications:Statutory Requirements and Policy Implications:

The Financial Plan has been prepared in accordance with statutory requirements and
Municipal financial policies.  As required by the Community Charter, the Financial Plan Bylaw
includes: disclosure of the proportions of revenue proposed to come from various funding
sources, the distribution of property taxes among property classes, and the use of permissive
tax exemptions.

In 2009 we reported our assets and the related amortization expense to comply with
accounting rules in PSAB 3150.  The Financial Plan Bylaw now includes a figure for the
annual amortization expense and an offsetting entry to draw down the value of the Tangible
Capital Assets.  These items are accounting entries and do not represent cash being spent.

The amortization figure does have some relevance for financial planning, even if it is based
on historic cost rather than replacement costs.  If we compare the annual amortization
expense to the amount we spend on replacement of our existing assets or transfers to
reserves to later fund the same, one would see that the amortization expense is considerably
more.  This highlights the fact that we currently have an infrastructure funding gap which
means that we are consuming more of our assets than we are replenishing.  Fortunately, we
have relatively new infrastructure so we have some time to bridge this funding gap.

2014201420142014 2015201520152015 2016201620162016 2017201720172017 2018201820182018 2019201920192019

Home Municipal Levies:

 General Purpose (Gen. & ISR) 1,767.96  1,812.25  1,861.88  1,913.11  1,966.02  2,020.64  

 Drainage 9.80  14.96  20.47  26.16  32.04  38.11  

 Parks & Recreation 7.24  10.77  15.36  20.10  25.00  30.06  

Subtotal Property Taxes 1,785.00  1,837.98  1,897.71  1,959.37  2,023.06  2,088.81  

User Fees

 Recycling (fixed rate) 70.20  70.20  72.15  74.15  76.20  78.30  

 Water (fixed rate) 501.85  529.50  558.60  589.30  621.70  655.90  

 Sewer (fixed rate) 322.05  335.25  349.05  363.50  378.60  394.40  

Total Property Taxes and User Fees 2,679.10  2,772.93  2,877.51  2,986.32  3,099.56  3,217.41  

2014201420142014 2015201520152015 2016201620162016 2017201720172017 2018201820182018 2019201920192019

Home Municipal Levies Increases:

 General Purpose 1.90% 1.92% 2.20% 2.00% 2.00% 2.00%

 Infrastructure Replacement 0.50% 0.50% 0.50% 0.70% 0.70% 0.70%

 Parks & Recreation 0.25% 0.25% 0.25% 0.25% 0.25% 0.25%

 Drainage 0.30% 0.30% 0.30% 0.30% 0.30% 0.30%

Total Property Tax Increase % 2.95% 2.97% 3.25% 3.25% 3.25% 3.25%

Recycling Increase % 0.00% 0.00% 2.78% 2.77% 2.76% 2.76%

Water Increase % 5.50% 5.51% 5.50% 5.50% 5.50% 5.50%

Sewer Increase % 4.07% 4.10% 4.12% 4.14% 4.15% 4.17%

Total Property Taxes and User Fees Increase 3.47% 3.50% 3.77% 3.78% 3.79% 3.80%
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Public consultation is an important and legislated component of preparing financial plans. 
Public input is invited early in the business planning process both when the business 
planning guidelines are presented and during business planning presentations.  Input is 
accepted through many different mediums including: in person at the business planning 
presentations which were open to the public or through email, voicemail, Facebook, Twitter 
and regular mail.  Regular feedback and interaction with the public is also taken into account 
in developing the business plans.     

Public input into the financial plan and departmental business plans is incorporated 
indirectly through regular feedback and interaction with customers and the public as well as 
through the results of surveys.   Public question and answer periods, with the use of social 
media have also been used. 

The direction for this Financial Plan was received quite some time ago and the amendments 
to the plan are works that were previously budgeted and not complete by year end or 
property tax revenue updates based on the assessment values provided recently by the BC 
Assessment Authority.  An advertisement will be placed in the local paper inviting comments 
or questions. 

g)g)g)g) Alternatives:Alternatives:Alternatives:Alternatives:

A Financial Plan Bylaw needs to be adopted by Council prior to May 15 each year.  Council 
can amend the Financial Plan Bylaw at any time.  The Financial Plan Bylaw adopted prior to 
the Property Tax Rates Bylaw is the budget that will be used in the Annual Report. 

CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:    

The Financial Plan is a multi-year planning, reviewing and reporting tool that represents Council’s 
vision and commitment to providing quality services to the residents of Maple Ridge.  The Plan 
provides a forecast of the financial resources that are available to fund operations, programs and 
infrastructure for the five year period.      

“Original Signed by Trevor Thompson” 
_______________________________________________ 
Prepared by:  Trevor Thompson, BBA, Trevor Thompson, BBA, Trevor Thompson, BBA, Trevor Thompson, BBA, CPA, CPA, CPA, CPA, CGACGACGACGA    

Manager of Financial PlanningManager of Financial PlanningManager of Financial PlanningManager of Financial Planning    

“Original Signed by Paul Gill” 
_______________________________________________ 
Approved by: Paul Gill, BBA, Paul Gill, BBA, Paul Gill, BBA, Paul Gill, BBA, CPA, CPA, CPA, CPA, CGACGACGACGA 

GGGGeneral Manager, eneral Manager, eneral Manager, eneral Manager, Corporate & Financial ServicesCorporate & Financial ServicesCorporate & Financial ServicesCorporate & Financial Services    

“Original Signed by Jim Rule” 
_______________________________________________ 
Concurrence: J.L. (Jim) RuleJ.L. (Jim) RuleJ.L. (Jim) RuleJ.L. (Jim) Rule    

Chief Administrative OfficerChief Administrative OfficerChief Administrative OfficerChief Administrative Officer    



CITY CITY CITY CITY OF MAPLE RIDGEOF MAPLE RIDGEOF MAPLE RIDGEOF MAPLE RIDGE    

BYLAW NO. 7BYLAW NO. 7BYLAW NO. 7BYLAW NO. 7111144445555----2012012012015555    

A bylaw to establish the five year financial plan for the years 2015 through 2019  
____________________________________________________________________________________ 

WHEREAS, WHEREAS, WHEREAS, WHEREAS, through a public process in an open meeting the business and financial plans were 
presented;    

AND WHEREAS, AND WHEREAS, AND WHEREAS, AND WHEREAS, the public will have the opportunity to provide comments or suggestions with respect 
to the financial plan;  

AND WHEREASAND WHEREASAND WHEREASAND WHEREAS, Council deems this to a process of public consultation under Section 166 of the 
Community Charter; 

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

1. This Bylaw may be cited as “Maple Ridge 2015-2019 Financial Plan Bylaw No. 7145-2015”.

2. Statement 1 attached to and forming part of this bylaw is hereby declared to be the Consolidated
Financial Plan of the City of Maple Ridge for the years 2015 through 2019.

3. Statement 2 attached to and forming part of the bylaw is hereby declared to be the Revenue and
Property Tax Policy Disclosure for the City of Maple Ridge.

4. Statement 3 attached to and forming part of the bylaw is hereby declared to be the Capital
Expenditure Disclosure for the City of Maple Ridge.

READREADREADREAD a first time the day of  , 2015. 

READREADREADREAD a second time the day of  , 2015. 

READREADREADREAD a third time the day of  , 2015. 

PUBLIC CONSULTATIONPUBLIC CONSULTATIONPUBLIC CONSULTATIONPUBLIC CONSULTATION completed on the day of  , 2015. 

ADOPTEDADOPTEDADOPTEDADOPTED the   day of  , 2015. 

________________________________________________________________________________________________________________________________    
PRESIDING MEMBERPRESIDING MEMBERPRESIDING MEMBERPRESIDING MEMBER    

________________________________________________________________________________________________________________________________    
CORPORATE OFFICERCORPORATE OFFICERCORPORATE OFFICERCORPORATE OFFICER    

ATTACHMENT: Statement 1, Statement 2 and Statement 3 
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Statement 1 

Consolidated Financial Plan 2015-2019 (in $ thousands) 
 

  2015   2016   2017   2018   2019 
REVENUES 

              Revenues 
                   Development Fees 
                        Developer Contributed Assets 16,500 

 
16,500 

 
16,500 

 
16,500 

 
16,500 

               Developer Cost Charges 34,987 
 

6,002 
 

7,715 
 

6,273 
 

8,888 
               Developer Specified Projects - 

 
- 

 
- 

 
- 

 
- 

               Parkland Acquisition 1,028 
 

200 
 

200 
 

200 
 

200 
               Contributions from Others 2,717 

 
1,251 

 
1,253 

 
1,276 

 
1,238 

          Development Fees Total 55,232   23,953   25,668   24,249   26,826 
          Property Taxes 71,072 

 
74,815 

 
78,932 

 
83,035 

 
87,286 

          Parcel Charges 2,852 
 

2,950 
 

3,051 
 

3,145 
 

3,241 
          Fees & Charges 39,049 

 
41,052 

 
42,795 

 
44,613 

 
46,560 

          Interest 1,868 
 

1,883 
 

1,898 
 

1,913 
 

1,928 
          Grants (Other Govts) 6,121 

 
6,524 

 
3,759 

 
3,421 

 
4,585 

          Property Sales 4,250 
 

- 
 

- 
 

- 
 

- 
     Total Revenues 180,444   151,177   156,103   160,376   170,426 
      

         EXPENDITURES   
 

  
 

  
 

  
 

  
     Operating Expenditures 

                   Interest Payments on Debt 2,407 
 

2,273 
 

2,134 
 

2,046 
 

1,926 
          Amortization Expense 20,124 

 
20,929 

 
20,929 

 
21,766 

 
22,637 

          Other Expenditures 107,315 
 

101,172 
 

105,571 
 

109,729 
 

113,029 
     Total Expenditures 129,846   124,374   128,634   133,541   137,592 

          ANNUAL SURPLUS 50,598 
 

26,803 
 

27,469 
 

26,835 
 

32,834 
          Add Back: Amortization Expense (Surplus) 20,124 

 
20,929 

 
20,929 

 
21,766 

 
22,637 

          Less: Capital Expenditures 85,340 
 

22,871 
 

18,360 
 

21,731 
 

23,261 
          Less: Developer Contributed Capital 16,500 

 
16,500 

 
16,500 

 
16,500 

 
16,500 

CHANGE IN FINANCIAL POSITION (31,118)   8,361   13,538   10,370   15,710 

          OTHER REVENUES 
                   Add: Borrowing Proceeds 7,048 

 
- 

 
- 

 
- 

 
- 

          OTHER EXPENDITURES 
                   Less: Principal Payments on Debt 3,953 

 
4,048 

 
4,142 

 
3,638 

 
3,715 

          TOTAL REVENUES LESS EXPENSES (28,023)   4,313   9,396   6,732   11,995 

          INTERNAL TRANSFERS 
                   Transfer from Reserve Funds 
                        Capital Works Reserve 7,967 

 
549 

 
549 

 
- 

 
- 

               Equipment Replacement Reserve 4,051 
 

3,092 
 

1,184 
 

3,474 
 

2,453 
               Fire Department Capital Reserve 1,976 

 
- 

 
- 

 
- 

 
- 

               Land Reserve 4,250 
 

- 
 

- 
 

- 
 

- 
               Local Improvement Reserve - 

 
- 

 
- 

 
- 

 
- 

               Sanitary Sewer Reserve - 
 

- 
 

- 
 

- 
 

- 
          Transfer from Reserve Fund Total 18,244   3,641   1,733   3,474   2,453 

                    Less :Transfer to Reserve Funds 
                        Capital Works Reserve 462 

 
2,005 

 
2,253 

 
2,299 

 
2,481 

               Equipment Replacement Reserve 2,344 
 

2,448 
 

2,615 
 

2,744 
 

2,876 
               Fire Dept. Capital Acquisition 664 

 
761 

 
889 

 
1,018 

 
1,150 

               Land Reserve 4,255 
 

5 
 

5 
 

5 
 

5 
               Local Improvement Reserve - 

 
- 

 
- 

 
- 

 
- 

               Sanitary Sewer Reserve 30 
 

30 
 

30 
 

30 
 

30 
          Total Transfer to Reserve Funds 7,755   5,249   5,792   6,096   6,542 

                  Transfer from (to) Own Reserves 19,214 
 

(245) 
 

(1,998) 
 

(2,115) 
 

(2,734) 
        Transfer from (to) Surplus (1,680) 

 
(2,460) 

 
(3,339) 

 
(1,995) 

 
(5,172) 

        Transfer from (to) Surplus & own Reserves 17,534   (2,705)   (5,337)   (4,110)   (7,906) 

          TOTAL INTERNAL TRANSFERS 28,023   (4,313)   (9,396)   (6,732)   (11,995) 
          
BALANCED BUDGET -   -   -   -   - 
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Statement 2Statement 2Statement 2Statement 2    
Revenue and Property Tax Policy Disclosure 

Revenue Disclosure 

Revenue Proportions  2015201520152015    2016201620162016    2017201720172017    2018201820182018    2019201920192019    

$ ('000s) % $ ('000s) % $ ('000s) % $ ('000s) % $ ('000s) % 

Revenues Revenues Revenues Revenues     

Property Taxes  71,072  37.6  74,815   49.5   78,932  50.6  83,035   51.8   87,286   51.0  

Parcel Charges   2,852   1.5    2,950   2.0    3,051   2.0    3,145   2.0    3,241   1.9  

Fees & Charges  39,049  20.6  41,052   27.2   42,795   27.4   44,613   27.8   46,560   27.2  

Borrowing Proceeds   7,048   3.7    -    -    -    -    -    -    -    -  

Other Sources  69,179   36.6   32,360   21.4   31,325   20.1   29,583   18.4   33,339   19.4  

Total Revenues  189,200  100   151,177  100   156,103  100   160,376  100   171,426  100  

Other Sources include: 

Development Fees Total  56,822   30   23,953   16   25,668   16   24,249   15   26,826   16  

Interest   1,868   1    1,883   1    1,898   1    1,913   1    1,928   1  

Grants (Other Govts)   6,239   3    6,524   4    3,759   2    3,421   2    4,585   3  

Property Sales   4,250   2    -    -    -    -    -    -    -    -  

 69,179  37  32,360  21  31,325  20  29,583  18  33,339  19 

ObjectiObjectiObjectiObjectives & Policies ves & Policies ves & Policies ves & Policies 

Property Tax Revenue is the City’s primary revenue source, and one which is heavily reliant on the 
residential class. Diversification of the tax base and generation of non-tax revenue are ongoing 
objectives, outlined in Financial Sustainability Policy 5.52 section 6.   

The Financial Plan includes property tax increases totaling 2.97% for 2015, and 3.25% from 2016 to 
2019 for: 

• General Purposes

• Infrastructure Sustainability

• Parks and Recreation Master Plan implementation

• Drainage Improvements

Additional property tax revenue due to new construction is also included in the Financial Plan at 
1.1% in 2015 and 2% annually for 2016 through 2019.  Additional information on the tax increases 
and the cost drivers can be found in the most recent Financial Plan Overview Report.  Specific 
policies discussing the tax increases are included in the Financial Sustainability Plan and related 
policies which were adopted in 2004.   

Property tax revenue includes property taxes as well as grants in lieu of property taxes. 

Parcel Charges are largely comprised of a recycling charge, a sewer charge and, on certain 
properties, a local area service or improvement charge.  Parcel charges are a useful tool to charge all 
or a subset of properties for a fixed or variable amount to support services.  Unlike property taxation 
the variable amount does not need to be related to property assessment value, but can be 
something that more accurately reflects the cost of the service.
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Statement 2 Statement 2 Statement 2 Statement 2 (cont.)    
Revenue and Property Tax Policy Disclosure 

Fees & Charges  
The Business Planning Guidelines call for an increase of 5% in fees as a guideline.  Actual fee 
increases vary depending on the individual circumstances, the type of fee and how it is calculated.  
Fees should be reviewed annually and updated if needed.  Recent fee amendments include 
recreation fees, development application fees, business license fees and cemetery fees.  A major 
amendment to the Development Costs Charges (DCC), recommended no more frequently than every 
five years, was completed in 2008.  Minor DCC amendments are done more frequently.  Some fees 
are used to offset the costs of providing specific services.  The utility fees are reviewed annually with 
a view towards using rate stabilization practices to smooth out large fluctuations in rates, as set out 
in the Business Planning Guidelines.   

Borrowing Proceeds – Debt is used where it makes sense.  Caution is used when considering debt as 
it commits future cash flows to debt payments restricting the ability to use these funds to provide 
other services.  The source of the debt payments needs to be considered as does the justification for 
advancing the project.  More information on borrowing previously approved can be found in the most 
recent Financial Plan Overview report. 

Other Sources will vary greatly year to year as it includes: 

• Development fees which fund capital projects from the DCC Reserve

• Contribution from others in relation to capital

• Grants which are sought from various agencies and may be leveraged with City funds

PROPERTY TAX DISCLOSUREPROPERTY TAX DISCLOSUREPROPERTY TAX DISCLOSUREPROPERTY TAX DISCLOSURE    

Property Tax Revenue Distribution 

Property Class Taxation Revenue Assessed Value Tax Rate Multiple  

('000s) ('000s) ($/1000) (Rate/Res.Rate) 

1 Residential 53,677 77.9% 12,004,518 91.1% 4.4713 1.0 

2 Utility 540 0.8% 13,495 0.1% 40.0000 8.9 

4 Major Industry 573 0.8% 17,230 0.1% 33.2682 7.4 

5 Light Industry  2,808 4.1% 228,203 1.7% 12.3038 2.8 

6 Business/Other 11,082 16.1% 900,715 6.8% 12.3038 2.8 

8 Rec./ Non-Profit 38 0.1% 2,901 0.0% 13.1537 2.9 

9 Farm 157 0.2% 4,905 0.0% 31.9560 7.1 

Total 68,875 100% 13,171,968 100% 
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Statement 2 Statement 2 Statement 2 Statement 2 (cont.)    
Revenue and Property Tax Policy Disclosure 

PROPERTY TAX DISCLOSURE PROPERTY TAX DISCLOSURE PROPERTY TAX DISCLOSURE PROPERTY TAX DISCLOSURE 

Objectives & Policies 

Property taxes are the City’s largest source of revenue and are contained by efficient business 
practices.  Annual business planning practices are the mechanism for resource allocation decisions. 

The City’s Financial Sustainability Policy section 6 discusses the necessity of diversifying the tax 
base. Development of employment related properties is one method of diversification; therefore a 
key performance measurement in Strategic Economic Initiatives tracks the increased investment 
and development of non-residential properties. 

A policy in the Financial Sustainability Plan that calls for stable tax increases and the adoption of the 
annual increase early in the prior year in the Business Planning Guidelines provides citizens with a 
more stable and predictable set of cost increases. In some cases costs are phased in over multiple 
years to stay within the set tax increases. 

Property Tax Rates  
It is policy to adjust property tax rates annually to negate the impact of fluctuations in the market 
values of properties.  Tax rates are reduced to negate the market increases.  Property tax increases 
are then applied at the same relative increase for all classes, unless legislation restricts the rates, as 
with Class 2, Utility.  

The Business Class and Light Industry Class properties have the same tax rate and are treated as a 
composite class when setting the tax rates, as the types of businesses in each class are similar.   

A review was done on the Major Industry Class rates and the recommendation from the Audit and 
Finance Committee and Council was a 5% property tax reduction in both 2009 and 2010 to support 
additional investments in the subject property and to keep rates competitive. As part of the Financial 
Planning discussions in December, 2013 Council authorized $70,000 each year for five years, 2014-
2018, to reduce the Major Industrial Class property tax rate.  

In reviewing the tax rates to ensure competitiveness, absolute rates, tax multiples and overall tax 
burden are considered.  The impact that assessed values have when comparing other geographical 
areas must be considered in a comparison of tax rates. 

Permissive Tax Exemptions  
Council has set policies around the use of permissive tax exemptions.  These are Council Policies 
5.19 through 5.24.  These policies discuss Churches, Community Halls, Heritage Sites, Homes for 
the Care of Children and the Relief of the Aged, the Poor, the Disabled and the Infirm, Municipal 
Recreational Services, Private Hospitals and Daycares, Private School and Youth Recreation Groups. 

Revitalization Tax Exemption Program    
The Employment Land Investment Incentive Program is designed to encourage job creation by 
supporting private investment in buildings and infrastructure on identified "employment lands". 

More information on this tax exemption can be found on our website; you may also refer to Bylaw 
7112-2014.
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Statement 3Statement 3Statement 3Statement 3    
Capital Expenditure Disclosure 

The sole purpose of this statement is to meet legislative requirements and highlight the value of the 
DCC program; no other conclusions should be drawn from the figures as the information could be 
misleading.  This disclosure is required under the Local Government Act s. 937(2); Capital costs 
attributable to projects to be partially funded by Development Cost Charges (DCC) must be included 
in the financial plan.  The DCC program includes projects as far out as 2035 so the capital 
expenditures must be extended to match.  Certain types of projects are not planned past the five 
year time horizon of the financial plan.  Much less scrutiny is given to projects that are planned in 
years 2020 through 2035.  Projects in these years typically exceed likely funding available. 

Capital Works Program for 20Capital Works Program for 20Capital Works Program for 20Capital Works Program for 2020202020    ––––    2032032032035555    
(in $ thousands) 

Capital Works Capital Works Capital Works Capital Works ProgramProgramProgramProgram    329,329,329,329,579579579579    

Source of FundingSource of FundingSource of FundingSource of Funding    

 Development Fees 

 Development Cost Charges 137,586 

 Parkland Acquisition Reserve - 

 Contribution from Others 6,667 

144,253 

 Borrowing Proceeds 6,319 

 Grants 41,695 

 Transfer from Reserve Funds 

 Capital Works Reserve 8,935 

 Cemetery Reserve 115 

 Equipment Replacement Reserve 1,060 

 Fire Department Capital Reserve 2,736 

 Recycling Reserve 250 

 Transfer from Reserve Funds 13,506 

 Revenue Funds 124,216 

Source of FundingSource of FundingSource of FundingSource of Funding    329,329,329,329,579579579579    



City City City City of Maple Ridgeof Maple Ridgeof Maple Ridgeof Maple Ridge    

TO:TO:TO:TO: Her Worship Mayor Nicole Read DATE:DATE:DATE:DATE:        April 20, 2015 
and Members of Council  

FROM:FROM:FROM:FROM:    Chief Administrative Officer ATTN:ATTN:ATTN:ATTN:        C. of W.    

SUBJECTSUBJECTSUBJECTSUBJECT: Maple Ridge 2015 Property Tax Rates Bylaw    

EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:EXECUTIVE SUMMARY:    

The Property Tax Rates Bylaw is required to be adopted prior to May 15 each year.  The 2015 tax 
rates are based on the increases approved by Council in the 2014-2018 Financial Plan Bylaw.  The 
2015 property tax increase is 2.97%, of which 1.92% is for general purposes.   

Municipal property tax rates continue to be calculated using the same methodology.  The 
methodology being, that tax rates for each property class are adjusted for market related 
assessment changes and then the planned property tax increase is applied.   

As part of the Financial Planning discussions in December, 2013 Council authorized $70,000 each 
year for five years, 2014-2018, to reduce the Major Industrial Class property tax rate.  The rationale 
behind this adjustment is to make the Major Industrial Class property tax rate more in line with other 
jurisdictions.  The cedar mill is the only property in this Class. 

Another adjustment is for the Utility Class, Class 2 to reflect legislated maximums on tax rates of $40 
per thousand of assessed value (or 2.5 times the business class rate, whichever is greater).  This tax 
rate has been at the cap of 40 since 2001. 

The Class 5, Light Industry and Class 6, Business/Other are treated as a composite class for the 
purpose of setting the municipal tax rates.   

The actual increase or decrease in the property tax bill for any individual property will vary depending 
on change in assessed value.  For residential properties, the property class appreciated by about 
2.75%.  Properties with increased assessments of this magnitude will see a tax levy increase of 
about 3%.   

RECOMMENDATION:RECOMMENDATION:RECOMMENDATION:RECOMMENDATION:    

That That That That Maple Ridge 2015 Property Tax Rates Maple Ridge 2015 Property Tax Rates Maple Ridge 2015 Property Tax Rates Maple Ridge 2015 Property Tax Rates BylawBylawBylawBylaw    No. No. No. No. 7777146146146146----2012012012015555    be be be be given given given given first, second and third first, second and third first, second and third first, second and third 
readingsreadingsreadingsreadings. . . .     
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DISCUSSION:DISCUSSION:DISCUSSION:DISCUSSION:    

The 2015 taxation revenue increase is 2.97% and consists of: 

• 1.92% for general purposes,

• 0.50% for the infrastructure replacement,

• 0.30% for drainage improvements and

• 0.25% for Parks and Recreation improvements.

The Property Assessment Roll which is used in calculating the tax rates has been received from BC 
Assessment.  Council policy is to reduce the property tax rates to reflect average market value 
increases in each property class.  This policy has been applied to calculate the municipal tax rates 
included in the attached bylaw.  The Residential Class assessments increased in market value by 
2.77%. 

Once the tax rates are adjusted for market change, the rates are increased based on the tax 
increase approved in the Financial Plan.  Previous year’s supplementary adjustments in assessed 
values are reviewed ensuring those changes are also considered using the same methodology.   

The property tax bill includes other taxing authorities (Trans Link, BC Assessment and Municipal 
Finance Authority, Metro Vancouver and the Province for school taxes).  The current bylaw only 
includes the GVRD property tax rates as it is the only one that the municipality actually sets, even 
though the amount and multiples are set, providing no discretion on rate setting.  The others set the 
rates through their own bylaws and we are required to levy that rate.  Council has no direct control in 
the amount of these levies or the methodology used in the calculations.  

For illustrative purposes, the property tax levies highlighting the 2015 property tax increase for a 
residence valued at $400,000 can be found in the appendix.   

The Business and Light Industry Class are treated as a composite resulting in municipal tax rates 
that are identical.  Staff will continue to review property taxes and the distribution between property 
classes to ensure that tax rates remain competitive.  

There have been several initiatives from the province that impact property taxation or property 
assessments including:   

• A temporary property tax deferment program was put in place for 2009 and 2010 which allows
people who attest that they are experiencing serious financial difficulties due to current
economic conditions, to defer their property taxes.  Although this program is closed to new
applicants, anyone who was approved during those two years is able to continue to defer.

• The criteria for the existing property tax deferment program was expanded to include
homeowners that have children living at home, previously it was just for homeowners that were
55 or older.

• A Provincial Industrial Property Tax Credit was introduced in 2009 to reduce the school tax levy
for major industrial and light industrial properties.  The original 50% reduction was increased to a
60% reduction in 2011.  For Light Industry Class properties the credit was reduced to 30% in
2013 and eliminated in 2014.

• The Farm Land Tax Credit, a 50% reduction in the school tax levy, was introduced for 2011 for
Farm Class properties.  In 2011, this saved the Farm Class Property Class about $9,000.

The municipality has no say in these changes and is required to implement them. 
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CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:CONCLUSIONS:    

The property tax rates are reflective of the decisions made during the public process of business 
planning and decisions that are incorporated in the Financial Plan. 

“Original Signed by Trevor Thompson” 
_______________________________________________ 
Prepared byPrepared byPrepared byPrepared by: : : :     Trevor Thompson, BBA, Trevor Thompson, BBA, Trevor Thompson, BBA, Trevor Thompson, BBA, CPA, CPA, CPA, CPA, CGACGACGACGA    

Manager of Financial PlanningManager of Financial PlanningManager of Financial PlanningManager of Financial Planning    

“Original Signed by Paul Gill” 
_______________________________________________ 
Approved by:Approved by:Approved by:Approved by:    Paul Gill, BBA, Paul Gill, BBA, Paul Gill, BBA, Paul Gill, BBA, CPA, CPA, CPA, CPA, CGACGACGACGA    

General ManagerGeneral ManagerGeneral ManagerGeneral Manager,,,,    Corporate & Financial ServicesCorporate & Financial ServicesCorporate & Financial ServicesCorporate & Financial Services    

“Original Signed by Jim Rule” 
_______________________________________________ 
ConcurrenceConcurrenceConcurrenceConcurrence: J.L. (Jim) RuleJ.L. (Jim) RuleJ.L. (Jim) RuleJ.L. (Jim) Rule    

Chief Administrative OfficerChief Administrative OfficerChief Administrative OfficerChief Administrative Officer    
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Appendix A Appendix A Appendix A Appendix A ––––    Illustrative Illustrative Illustrative Illustrative ResidenResidenResidenResidential tial tial tial Property Tax ComparisonProperty Tax ComparisonProperty Tax ComparisonProperty Tax Comparison    

* The rates for School Taxes and Trans Link are not known at this time.  For illustrative purposes an

annual increase of 2% is used. 

Property Taxes on Residence assessed at $400,000

2014201420142014 2015201520152015

Assessed Value 400,000$   411,063$   11,063$   2.77%

Municipal Property Taxes:Municipal Property Taxes:Municipal Property Taxes:Municipal Property Taxes:

General & Infrastructure 1,767.96$      1,812.25$      44.29$   

Drainage Improvement 9.80  14.96  5.16  

Parks & Recreation Improvements 7.24  10.77  3.53  

Subtotal Property TaxesSubtotal Property TaxesSubtotal Property TaxesSubtotal Property Taxes 1,785.001,785.001,785.001,785.00$$$$     1 ,837.981,837.981,837.981,837.98$$$$     52 .9852.9852.9852.98$  $  $   $       2 .97%2.97%2.97%2.97%

User Fees:User Fees:User Fees:User Fees:

Water 501.85$   529.45$   27.60$   5.50%

Sewer 322.05  335.25  13.20  4.10%

Recycling 70.20  70.20  -  0.00%

Municipal SubtotalMunicipal SubtotalMunicipal SubtotalMunicipal Subtotal 2 ,679.102,679.102,679.102,679.10$$$$     2 ,772.882,772.882,772.882,772.88$$$$     93 .7893.7893.7893.78$  $  $   $       3 .50%3.50%3.50%3.50%

Other Agency Levies:Other Agency Levies:Other Agency Levies:Other Agency Levies:

BCAA, MFA 24.84$   24.58$   (0.26)$   -1.04%

GVRD 23.44  24.05  0.61  2.59%

Trans Link * 132.60  135.25  2.65  2.00%

School Tax * 821.76  826.80  5.04  0.61%

Less: Home Owner Grant (570.00)  (570.00)  -  0.00%

Net School Taxes 251.76$   256.80$   5.04$   2.00%

Total Property TaxesTotal Property TaxesTotal Property TaxesTotal Property Taxes 3,111.743,111.743,111.743,111.74$$$$     3 ,213.563,213.563,213.563,213.56$$$$     101.82101.82101.82101.82$$$$     3 .27%3.27%3.27%3.27%

Change $ , %Change $ , %Change $ , %Change $ , %
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CITY CITY CITY CITY OF MAPLE RIDGEOF MAPLE RIDGEOF MAPLE RIDGEOF MAPLE RIDGE 

BYLAW NO. BYLAW NO. BYLAW NO. BYLAW NO. 7777146146146146----2012012012015555    

A bylaw to establish property tax rates for Municipal  
and Regional District purposes for the year 2015 

__________________________________________________________________________ 

WHEREAS WHEREAS WHEREAS WHEREAS pursuant to provisions in the Community Charter Council must, by bylaw, establish 
property tax rates;    

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

1. This Bylaw may be cited for all purposes as “Maple Ridge 2015 Property Tax Rates
Bylaw No. 7146-2015”.

2. The following rates are hereby imposed and levied for the year 2015:

(a) For all lawful general purposes of the municipality on the assessed value of 
land and improvements taxable for general municipal purposes, rates 
appearing in Row “A” of Schedule “A” attached hereto and forming a part 
hereof. 

(c) For the purposes of improving drainage services the assessed value of land 
and improvements taxable for general municipal purposes, rates appearing in 
Row “B” of Schedule “A” attached hereto and forming a part hereof. 

(d) For the purposes of improving parks and recreation services the assessed 
value of land and improvements taxable for general municipal purposes, 
rates appearing in Row “C” of Schedule “A” attached hereto and forming a 
part hereof. 

(e) For purposes of the Greater Vancouver Regional District on the assessed 
value of land and improvements taxable for regional hospital district 
purposes, rates appearing in Row “A” of Schedule “B” attached hereto and 
forming a part hereof. 

3. The minimum taxation upon a parcel of real property shall be One Dollar ($1.00).

READREADREADREAD a first time the       day of , 20 . 

READREADREADREAD a second time the  day of  , 20 . 

READREADREADREAD a third time the       day of , 20 . 

ADOPTEDADOPTEDADOPTEDADOPTED the  day of  ,20 . 

PRESIDING MEMBERPRESIDING MEMBERPRESIDING MEMBERPRESIDING MEMBER        CORPORATE OFFICER CORPORATE OFFICER CORPORATE OFFICER CORPORATE OFFICER 

ATTACHMENTS:   SCHEDULES “A” AND “B”    



Page 6  

 

 

 

 

 

1 2 4 5 6 8 9

Major Light Business/ Rec/

Residential Utility Industry Industry Other Non-profit Farm

A General 4.4087 39.4395 32.8020 12.1314 12.1314 12.9694 31.5082

Municipal

B Drainage 0.0364 0.3260 0.2712 0.1003 0.1003 0.1072 0.2605

Improvements Levy

C Park & Recreation 0.0262 0.2345 0.1950 0.0721 0.0721 0.0771 0.1873

Improvements Levy

Total 4.4713 40.0000 33.2682 12.3038 12.3038 13.1537 31.9560

1 2 4 5 6 8 9

Major Light Business/ Rec/

Residential Utility Industry Industry Other Non-profit Farm

A Greater 0.0585 0.2048 0.1989 0.1989 0.1433 0.0585 0.0585

Vancouver

Regional

District

 

Schedule 'B' to Bylaw No. 7146-2015

Tax Rates (dollars of tax per $1,000 taxable value)

City of Maple Ridge

Schedule 'A' to Bylaw No. 7146-2015

Tax Rates (dollars of tax per $1,000 taxable value)

City of Maple Ridge
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