















































Albion Flats Summary of Environmental
Constraints
Maple Ridge, BC

Figure 5: Environmental Constraints. Darker areas
indicate higher degrees of environmental
constraints. HB Lanarc 2010.
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The recent (March 2010) Maple Ridge- Pitt Meadows Joint Parks, Parks Recreation and
Culture Master Plan calls for major recreational additions to the Albion Flats study area.
These include: two soccer fields, two baseball diamonds, a fieldhouse, a multi-use indoor
recreational facility, a skateboard park, a youth centre and a community garden. The
development of these recreational amenities would require ALC approval for non-farm
uses.

Environment: The study area is located within the Kanaka Creek watershed and has highly
significant ecological features including: fish bearing streams, wildlife habitat areas and
natural vegetation that will need to be considered prior to development. During a recent
environmental baseline study, 28 bird species, 4 mammal species and 1 amphibian were
found in the study area (HB Lanarc 2010). This recent study also included detailed mapping
of the site including an overlaid constraints map (Figure 6), which shows the areas of
constraint — giving areas numerical values to areas based on the number of constraints
featured on that part of the site. Figure 5 clearly shows where development will be more
constrained by environmental considerations. Important environmental features in the
study area include (HB Lanarc 2010):

e« 5,966 meters of confirmed or probable fish bearing streams, which if removed
from the ALR will be subject to Provincial Riparian Area setbacks of 30m.

e 105.4 ha (260 acres) of floodplain, which would require specific flood mitigation
planning for development.

e 91.3 ha (225.6 acres) of soils with probability of liquefaction severity.

Commercial: There is very little commercial development located in Albion Flats, with the
existing commercial use primarily located in the southern quadrant along Lougheed
Highway. According to a recent market analysis study completed in the study area (Rollo
2010b), the discussion around new retail development in Albion Flats must take in to
account current retail offerings located nearby, as well as “new developments that are in
the planning pipeline”.
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There are two large retail developments in the planning and development stages that
could have an impact on the Albion Flats, the Kwantlen Shopping Centre and the Pitt
Meadows Shopping Centre. The development with the most potential impact on the
Albion Flats is the proposed Kwantlen Shopping Centre located on the Kwantlen First
Nation Land east of the study area. This project is expected to proceed within 1 to 2 years.
Even with the development of these nearby shopping centres, there is still projected
demand of up to 190,000 sq. ft of commercial space in Albion Flats by 2015 and up to
425,000 sq. ft by 2025 (Rollo 2010b).

It is important to note that any commercial development that takes place at Albion Flats
will have a direct impact on the Maple Ridge Town Centre shopping area. For example,
significant retail development on Albion Flats will draw commercial activity and energy
away from the Town Centre which is the desired location for pedestrian oriented retail
uses and office uses.

Heritage and Social: The Albion Flats has a strong historical tie to the larger community of
Maple Ridge. Albion was established as its own community (separate from East Haney) in
1907, when it received its own Post Office. There is a strong agricultural heritage in Albion
Flats, with the Maple Ridge-Pitt Meadows Country Fair as one of the oldest agricultural
fairs in the province, and the Spencer’s Milk House that is the last remaining structure from
the Spencer’s Dairy Farm established in 1919. The District of Maple Ridge Official
Community Plan (OCP) identifies the need for meeting spaces, accessibility and daycare in
the district, some of which could be located within the study area.

Residential: Lying outside the urban containment boundary of the DMR, there are
currently 25 rural residential lots located within the study area. They range in size from
0.3-4.2 hectares. Residential development in this area is not currently a priority for the
DMR but may need to be considered to achieve the plan priorities (page 21). In addition to
the hydrology issues detailed in previous sections, another challenge is the
residential/agricultural interface as identified in the Maple Ridge Agricultural Plan as a key
issue facing the agricultural sector. Any residential development in the area would have to
be mindful of the potential conflicts, and should be planned using integration techniques
such as artisan agriculture and vegetative buffers among others.
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According to the conclusions around residential development on Albion Flats as in G.P.
Rollo 2010a and 2010b, respectfully:

With its strong location adjacent to the Town Centre, the Fraser River, and the
Albion neighbourhood, the Albion Flats would be an excellent location for a new
multi-family residential project. Due to the demand from other uses on the site,
it is likely that if residential uses were approved, it would be part of a mixed-use
project. (2010a: Pg 84)

Residential development on the Albion Flats would require a significant shift in
policy at the District and Metro levels. Exclusion of lands from the ALR for
residential development is inconsistent with the current outlook of the ALC, and
will likely not be an acceptable proposition for Metro Vancouver. However, the
Albion Flats would be an attractive location for residential development from a
market perspective, and could provide the financial returns required to justify
high up-front fill and servicing costs (2010b : pg 47)

Built form and design: Important considerations relating to built form and design on the
site include:

¢ Land Use Implications — Intensified land uses in the Albion Flats will generate more
traffic in the area, placing more demand on the existing road network. Alternative
transportation such as cycling and transit should become a priority. Intensified land
use in Albion Flats will have potential impacts on the Town Centre. More detailed
analysis and assessment of the impacts of increased traffic associated with more
intense land use may need to be further studied.

e Connectivity — The Albion Flats is a short drive from the Town Centre. Connections
to local and regional serving pedestrian and cycling facilities will be an important
part of the concept plan. Transit service in the vicinity of Albion Flats is very
limited. Better transit connectivity would be a priority with any future site
development. The Westcoast Express is an important transportation feature.

e Unique Features —
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o Albion Flats is unique given the large amount of green space and parkland
located on the site. This creates a strong opportunity for a greenway and
trails system to promote interconnectivity with the site and would provide
a foundation for a robust passive recreational program.

o The Albion flats are located within the Fraser River Floodplain.
Development on a floodplain raises safety issues. Any new development
would have to incorporate flood mitigation tools. Design interventions
relating to stormwater management would be a priority.

o There are existing historic buildings located on the site that may require
preservation. These buildings could play an important role in shaping the
future built form in the study area.

OPPORTUNITIES & CONSTRAINTS

Figure 6 depicts and annotates the key considerations that should be considered in the
development of a concept plan for Albion Flats.
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Figure 6: Site Opportunities & Constraints
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DESIGN CONSIDERATIONS & RESPONSES

The design consideration and responses summarized below are based on the Scenario C

program and will provide the design team with clear direction for developing the concept

plan.
Design Response
Consideration
Scale of Medium to small-scale pedestrian oriented development of any new

development

Mix of
development

View corridors

Traffic and
circulation

Candidate sites
for development

Hydrology

land uses is preferred.

Development should be multi-use, linking to food and agriculture
functions such as value added processing facilities (e.g. cheese,
smoked salmon), places for learning and education, agri-food sector
business locations, among others.

View corridors down to the river should be considered in any new
roads or siting of buildings.

The impact of increased car, pedestrian, and cycling traffic should be
considered in terms of the new requirements for parking, existing and
new intersections, and shifts in overall traffic patterns. Consider that
during PM peak travel times: for every 100,000 sq. ft. of retail space,
~370 new car trips will be generated per hour; and for every 500 new
single family homes: ~500 new car trips will be generated (Urban
Systems 2010).

Based on Scenario C, several sites are more desirable for
development. See Figure 6.

The majority of the site is in the flood plain and would also be
susceptible to flooding due to sea level rise (HB Lanarc 2010). Albion
Flats is in the Albion Dyking District that is administered by DMR. A
new sluice gate has been installed at the Spencer Creek pump station
to allow for increased water and fish passage during low flow
conditions. The gate may be controlled automatically to improve
drainage at a cost of increased pump capacity.
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Stormwater
management

Land economics

Transit access

Agriculture
infrastructure

Habitat &
Ecosystems

Historic Uses

Stormwater management such as bio swales and retention ponds
should be considered.

Preliminary research shows that a broad range of land uses are
economically viable based on land values, surrounding context, and
market realities. Two major notes here are the agri-industrial
oriented development being considered for the Pelton lands and the
commercial shopping area for the Kwantlen lands. Both of these
processes and applications are in progress at this time.

With more people visiting Albion Flats, new transit services may be
required. Consider new bus stops, cycling routs, and trails. All forms
of transit should link to key nodes on site. Existing bus, train, car, and
pedestrian routes should form the basis for transit in the concept
plan.

Drainage, road/trail access, flood control structures, and soil
amendments should be considered for activating agriculture on the
site. Agriculture is defined as everything from community gardens
and field crops to green houses and other forms of intensive
production. The plan should consider leveraging development
investment to cover the costs associated with this infrastructure.

Balancing agriculture with salmon habitat, buffers, hedgerows, ditch
upgrades to get rid of the reed canary grass

Integrate historic uses of the site with the concept plan. Specifically
consider the agriculture, retail anchor, and fairgrounds in the design.
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6. Closing

This Charrette Primer has outlined the key issues and considerations for the development
of a strong concept for Albion Flats. Balancing the many needs and expectations on the
land will encourage everyone involved to think creatively about multiple programs all
working together to create a great place for Maple Ridge. The Albion Flats hold a great
deal of potential for supporting sustainable regional food systems, jobs, ecological
protection, business, agriculture and recreation.

Market hall, community gardens, green roof and other food system related land uses. Don
Crockett, HB Lanarc

ALBION FLATS CONCEPT PLAN | CHARRETTE PRIMER | October 2010

35



36

References

District of Maple Ridge (2010a). Albion Flats Storm and Sanitary Offsite Servicing Requirements.
http://www.mapleridge.ca/assets/Default/Planning/pdfs/albion flats sanitary storm.PD
F

District of Maple Ridge (2010 b). Parks Recreation and Culture Master Plan.
http://www.mapleridge.ca/assets/Default/Parks~and~Leisure~Services/pdfs/Parks~Mast
er~Plan/MRPM PRC Master Plan Final 2010-06-18.PDF

District of Maple Ridge (2006). Official Community Plan, Bylaw 6425.

Golder Associates (2010). Overview Agricultural Assessment: Albion Flats Area Maple Ridge BC.
http://www.mapleridge.ca/assets/Default/Planning/pdfs/agricultural assessment.PDF

G.P. Rollo Associates (2010a). Maple Ridge Socio-Economic Trends and Implications for the Future of
Albion Flats. http://www.mapleridge.ca/assets/Default/Planning/pdfs/rollo_socio-
economic_study-report%201%20-%20Sept%202010.PDF

G.P. Rollo Associates (2010b). Analysis of Land Use Demands and Implications for the Albion Flats.
http://www.mapleridge.ca/assets/Default/Planning/pdfs/albion flats market analysis.P
DF

HB Lanarc Consultants (2010). District of Maple Ridge Albion Flats Environmental Baseline Report.
http://www.mapleridge.ca/assets/Default/Planning/pdfs/albion _environment.PDF

Kerr Wood Liedel Consulting Engineers (2010). Albion Flats Development Water Servicing Summary.
http://www.mapleridge.ca/assets/Default/Planning/pdfs/albion flats water servicing a

nalysis.PDF

Metro Vancouver (2010a). Draft Food System Strategy.
http://www.metrovancouver.org/planning/development/RegionalFoodSystems/Docume
nts/DraftRegionalFoodSystemStrategySept2010.pdf

Metro Vancouver (2010b). Draft Regional Growth Strategy.
http://www.metrovancouver.org/planning/development/strategy/RGSDocs/Transmittalo
fDraftRGS-September2010-5_1a-AttachmentRGSDraft.pdf

ALBION FLATS CONCEPT PLAN | CHARRETTE PRIMER | October 2010



Metro Vancouver (1996). Liveable Region Strategic Plan.
http://www.metrovancouver.org/planning/development/strategy/Pages/LivableRegionSt
rategicPlan.aspx

Urban Systems (2010). Albion Flats Development: Existing Traffic Conditions and Potential Impacts.
http://www.mapleridge.ca/assets/Default/Planning/pdfs/albion flats transportation an

alysis.PDF

ALBION FLATS CONCEPT PLAN | CHARRETTE PRIMER | October 2010

37



38

8. Charrette Agenda

Charrette Agenda: Albion Flats Concept Plan

Task

Timing

Day 1: Orientation, Objectives & Direction Setting

9:00 -5:00

Landowner Meeting

9:00-10:00

1. Orientation
¢ Welcome and Introductions
e Process Purpose and Overview
o Design Brief Overview: Opportunities and Constraints, Initial
Perspectives
e  Charrette: Purpose and Logistics

9:00 -10:00

2. Confirming Concept Plan Priorities, Opportunities & Constraints. Small
group discussions asking “What do we want the plan to achieve?” regarding:

Group 1:

Parks, Open Space and Environment
Agriculture and food

Group 2

Economic Development

Jobs and Employment Mix
Community and Culture

Housing and Development Opportunities
Group 3:

Transportation and Network Structure
Urban Form and Design

Outcome: Plenary session to report back and refine opportunities and
constraints diagram. Key outcome further detail and refinement to the
opportunities and constraints diagram, annotate maps, present in plenary

10:00-11:30

Site tour of Albion Flats

11:30-12:30

LUNCH (Provided)
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Charrette Agenda: Albion Flats Concept Plan

Task Timing

3. Detailing program elements. Break out into teams to develop further detail 1:00 - 4:00
and enhance program clusters. Record ideas diagrammatically on base maps.
Key program clusters include:

e  Location of agriculture and development

e Nature of agriculture

e Integrate Food Processing and Storage with Pedestrian Oriented Uses

e Mixed Use Village Centre

e Employment lands

e Integrated open spaces

¢ Context and Connections
Outcome: Develop concept(s) that bring program elements together.
4. End of Day Pin-Up: Report Back 4:00 - 5:00
Day 2: Technical/Design Team-Development/Refinement of 2-3 Alternative 9:00 - 7:00
Concepts
Landowner Briefing 9:00-9:30
1. Design 9:00-12:30
LUNCH (Provided) Final drawings and policy 12:30-1:00
2. Design 1:00-4:30
3. Pin up preparation 4:30-5:00
4. Public End of Day Pin Up 5:00-9:00
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