City of Maple Ridge

COMMITTEE OF THE WHOLE
AGENDA

September 17, 2019
2N Nnm

councit 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.

2.1

Note:

1101

Chair: Acting Mayor

CALL TO ORDER

ADOPTION AND RECEIPT OF MINUTES

Minutes of the Committee of the Whole Meeting of September 3, 2019

DELEGATIONS/STAFF PRESENTATIONS - (10 minutes each)

PUBLIC WORKS AND DEVEL OPMENT SERVICES

Owners and/or Agents of development applications on this agenda may be
permitted to speak to their item with a time limit of 10 minutes.

The following items have been numbered to correspond with the Council
Agenda where further debate and voting will take place, upon Council decision
to forward them to that venue.

2019-062-SP, 24548 Lougheed Highway, 24388 and 24366 River Road and
the adjacent lot along Lougheed Highway, Soil Permit Application, Additional
Information

Staff report dated September 17, 2019 providing additional information on
Soil Permit Application 2019-062-SP and recommending that the application
be approved.
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1102

1103

1104

1105

1106

2018-190-RZ, 23627 132 Avenue, RS-2 to RM-1

Staff report dated September 17, 2019 recommending that Maple Ridge
Zone Amending Bylaw No. 7470-2018 to rezone from RS-2 (One Family
Suburban Residential) to RM-1 (Townhouse Residential) to facilitate a 20 unit
townhouse development proceed as presented on June 26, 2018 or that staff
work with the applicant with respect to the BC HousingHUB program and
provide report on next steps.

2019-255-RZ, 12297 222 Street and 22175 123 Avenue, RS-1 to RM-4

Staff report dated September 17, 2019 recommending that Maple Ridge
Zone Amending Bylaw No. 7571-2019 to rezone from RS-1 (One Family Urban
Residential) to RM-4 (Multiple Family Residential District) to permit a multi-
family building with both market and affordable rental units totaling 78 units
be given first reading and that applicant provide further information as
described on Schedules A, C, D, E and G of the Development Procedures
Bylaw No. 5879-1999, and Subdivision application.

2017-306-RZ, 12149, 12131, 12127, 12117, 12097 and 12087 223 Street
and 22229 Brown Avenue, CD-1-00 and RS-1 to RM-2

Staff report dated September 17, 2019 recommending that Maple Ridge
Official Community Plan Amending Bylaw No. 7577-2019 to permit a Low-Rise
Apartments designation be given first and second reading and be forwarded
to Public Hearing and that Maple Ridge Zone Amending Bylaw No. 7366-2017
to rezone from CD-1-00 (Seniors Apartment and Private Hospital) and RS-1
(One Family Urban Residential) to RM-2 (Medium Density Apartment Building)
to permit three 5-storey condominium buildings be given second reading and
be forwarded to Public Hearing.

2017-185-RZ, 11143 Princess Street, RS-1 to R-1

Staff report dated September 17, 2019 recommending that Maple Ridge
Zone Amending Bylaw No. 7362-2017 to rezone from RS-1 (One Family Urban
Residential) to R-1 (Residential District) to permit subdivision into
approximately two lots be given second reading and be forwarded to Public
Hearing.

2018-231-RZ, 28621 104 Avenue and 10455 287 Street, A-2 and A-1
to RS-3

Staff report dated September 17, 2019 recommending that Maple Ridge
Zone Amending Bylaw No. 7483-2018 to rezone from A-2 (Upland Agricultural)
and A-1 (Small Holdings Agriculture) to RS-3 (One Family Rural Residential) to
permit a subdivision of approximately 4 lots be given second reading and be
forwarded to Public Hearing.
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1107 [2016-374-DP, 24070 132 Avenue

Staff report dated September 17, 2019 recommending that the Corporate
Officer be authorized to sign and seal 2016-374-DP to allow three single
family residential lots under the R-1 (Residential District) zone within the
Wildfire Development Permit Area.

1108 [2018-509-DP, 14155 Marc Road

Staff report dated September 17, 2019 recommending that the Corporate
Officer be authorized to sign and seal 2018-509-DP to allow a 109 single
family lot development within the Wildfire Development Permit Area.

1109 |Local Area Service - 23300 Block of Tamarack Lane Sanitary Sewer Service

Staff report dated September 17, 2019 recommending that staff be
authorized to proceed with the 23300 block of Tamarack Lane Local Area
Service for sanitary sewer.

1110 |12791 232 Street - Request for Sanitary Service Connection Outside Urban
Containment Boundary

Staff report dated September 17, 2019 recommending the request to provide
a sanitary service connection to 12791 232 Street be supported and
forwarded to the Greater Vancouver Sewerage and Drainage District Board for
consideration.

1111| 2019-314-RZ, Density Bonus Requirements

Staff report dated September 17, 2019 recommending that Maple Ridge
Zone Amending Bylaw No. 7569-2019 to establish a set of density bonus
regulations for new development be given first and second reading and be
forwarded to Public Hearing.

5. CORPORATE SERVICES

1131| 2020-2023 Permissive Tax Exemptions

Staff report dated September 17, 2019 recommending that Maple Ridge Tax
Exemption Bylaw No. 7568-2019 to exempt certain types of properties from
municipal property taxation be given first, second and third readings
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6. PARKS, RECREATION & CULTURE

1151

7. ADMINISTRATION (including Fire and Police)

1171 |Fire Department Master Plan Review

Staff report dated September 17, 2019 recommending that a phased process
to review and update the 2004 Fire Department Master Plan be endorsed.

8. OTHER COMMITTEE ISSUES

1191

9. ADJOURNMENT
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10.

COMMUNITY FORUM

COMMUNITY FORUM

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

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.

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

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

/
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City of Maple Ridge
COMMITTEE OF THE WHOLE MEETING MINUTES
September 3, 2019

The minutes of the meeting held on September 3, 2019 at 12:30 p.m. in Council
Chamber of City Hall, 11995 Haney Place, Maple Ridge, BC.

PRESENT

Appointed Staff
Elected Officials: K. Swift, Acting Chief Administrative Officer
Mayor M. Morden D. Boag, Acting General Manager Parks, Recreation & Culture
Councillor J. Dueck C. Carter, General Manager Planning & Development Services
Councillor K. Duncan D. Pollock, General Manager Engineering Services
Councillor C. Meadus L. Benson, Director of Corporate Administration

Councillor G. Robson Other Staff as Required
Councillor R. Svendsen  S. Nichols, Deputy Corporate Officer
Councillor A. Yousef C. Goddard, Director of Planning

M. Baski, Planner 2, Development and Environmental Services

A. Kopystynski, Planner 2, Development and Environmental
Services s

D. Hall, Planner 2, Development and Environmental Services

M. Orsetti, Manager of Bylaw & Licensing Services

Note: These Minutes are posted on the City website at mapleridge.ca/AgendaCenter/
Video of the meeting is posted at media.mapleridge.ca/Mediasite/Showcase

1. CALL TO ORDER
The Presiding Member advised that Item 1101 had been removed from the agenda.
It was moved and seconded

That the agenda be amended to remove ltem 1101 and be approved as
amended.

CARRIED
2. ADOPTION AND RECEIPT OF MINUTES
2.1 Minutes of the Committee of the Whole Meeting of July 16, 2019
It was moved and seconded
That the minutes of the July 16, 2019 Committee of the Whole Meeting be
adopted.

CARRIED

2.1
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Note:
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1102

DELEGATIONS/STAFF PRESENTATIONS - Nil

PUBLIC WORKS AND DEVELOPMENT SERVICES
Item 1101 has been withdrawn
Intermunicipal Business Licence Scheme Amending Bylaw

2017-061-RZ, 22255, 22289, 22295, 22323, 22337, 22351, 22359
Dewdney Trunk Road; 12021, 12026, 12027, 12034, 12042, 12043,
12052 Garden Street; 12002, 12032 12038, 12051, 12061 223 Street and
12011 224 Street, RS-1 and C-3 to CD-1-17

2017-016-RZ, 12051 and 12061 223 Street, Land Use Contract Termination
Bylaw

Staff report dated September 3, 2019 recommending that Maple Ridge Zone
Amending Bylaw No. 7336-2017 to rezone from RS-1 (One Family Urban
Residential) and C-3 (Town Centre Commercial) to CD-1-17 (Comprehensive
Development) to permit a 7 phase mixed-use commercial/office and
residential development in the Town Centre Area be given second reading as
amended and be forwarded to Public Hearing and that Maple Ridge Land Use
Contract Termination Bylaw No. 7337-2017 to discharge property at 12051
and 12061 223 Street be given second reading as amended and be
forwarded to Public Hearing.

A. Kopystynski, Planner 2, Development and Environmental Services provided
a summary presentation and staff answered Council questions.

The applicant represented by Nadja Gehriger, SwissReal Investments Ltd.,
and Peter Hildebrand, Iredale Architecture, gave a presentation outlining the
details for the proposed application.

It was moved and seconded

That the staff report dated September 3, 2019 titled “Second Reading CD-1-
17 (Comprehensive Development), Zone Amending Bylaw No. 7336-2017;
22255, 22289, 22295, 22323, 22337, 22351, 22359 Dewdney Trunk
Road; 12021, 12026, 12027, 12034, 12042, 12043, 12052 Garden Street;
12002, 12032, 12038, 12051, 12061 223 Street; and 12011 224 Street;
AND Second Reading, Maple Ridge Land Use Contract Termination Bylaw No.
7337-2017; 12051 and 12061 223 Street ” be forwarded to the Council
Meeting of September 10, 2019.

CARRIED
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2017-471-RZ, 11384 207 Street, RS-1 to RT-2

Staff report dated September 3, 2019 recommending that Maple Ridge Zone
Amending Bylaw No. 7404-2017 to rezone from RS-1 (One Family Urban
Residential) to RT-2 (Ground-Oriented Residential Infill) to permit development
of a fourplex be given second reading and be forwarded to Public Hearing.

C. Goddard, Director of Planning provided a summary presentation and staff
answered Council questions.

It was moved and seconded

1104

That the staff report dated September 3, 2019 titled “Second Reading, Zone
Amending Bylaw No. 7404-2017, 11384 207 Street” be forwarded to the
Council Meeting of September 10, 2019.

CARRIED
2018-012-RZ, 23795 and 23831 Dewdney Trunk Road, RS-3 to RM-1
Staff report dated September 3, 2019 recommending that Maple Ridge Zone
Amending Bylaw No. 7432-2018 to rezone from RS-3 (One Family Rural
Residential) to RM-1 (Townhouse Residential) be given second reading as

amended and be forwarded to Public Hearing.

M. Baski, Planner 2, Development and Environmental Services, provided a
summary presentation and staff answered Council questions.

It was moved and seconded

1105

That the staff report dated September 3, 2019 titled “Second Reading, Zone
Amending Bylaw No. 7432-2018, 23795 and 23831 Dewdney Trunk Road”
be forwarded to the Council Meeting of September 10, 2019.

CARRIED
Councillor Duncan - OPPOSED

2018-282-DVP, 24070 132 Avenue

Staff report dated September 3, 2019 recommending that the Corporate
Officer be authorized to sign and seal 2018-282-DVP to waive servicing
requirements on 132 Avenue and to reduce minimum rear lot line setbacks
for Lot 3.

It was moved and seconded

That the staff report dated September 3, 2019 titled “Development Variance
Permit, 24070 132 Avenue” be forwarded to the Council Meeting of
September 10, 2019.

CARRIED
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1106 2019-017-DVP, 10760 277 Street

Staff report dated September 3, 2019 recommending that the Corporate
Officer be authorized to sign and seal 2019-017-DVP to reduce exterior side
lot setbacks for a building or structure for medical marihuana commercial
production.

D. Hall, Planner 2, Development and Environmental Services, advised that the
applicant was in attendance to answer questions, provided a summary
presentation and staff answered Council questions.

[t was moved and seconded

1107

That the staff report dated September 3, 2019 titled “Development Variance
Permit, 10760 277 Street” be forwarded to the Council Meeting of September
10, 2019.

CARRIED
Councillor Duncan, Councillor Robson and Councillor Yousef - OPPOSED
2019-116-DVP, 12040 240 Street

Staff report dated September 3, 2019 recommending that the Corporate
Officer be authorized to sign and seal 2019-116-DVP to increase maximum
building height for pitched roof architectural features, to increase second
storey area, to allow the 2 required parking spaces for apartment use and
visitor parking not to be concealed and to reduce the required commercial
parking spaces from 41 to 39 spaces.

It was moved and seconded

1108

That the staff report dated September 3, 2019 titled “Development Variance
Permit, 12040 240 Street” be forwarded to the Council Meeting of September
10, 2019.

CARRIED
2014-039-DP, 12040 240 Street
Staff report dated September 3, 2019 recommending that the Corporate

Officer be authorized to sign and seal 2014-039-DP for a two storey mixed
use commercial/office and residential building.
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it was moved and seconded
That the staff report dated September 3, 2019 titled “Development Permit,
12040 240 Street” be forwarded to the Council Meeting of September 10,
2019.

CARRIED
1109 2018-141-DP, 10102 242B Street and 10107 243 Street

Staff report dated September 3, 2019 recommending that the Corporate
Officer be authorized to sign and seal 2018-141-DP to allow subdivision into 3
new R-3 (Special Amenity Residential District) lots.

it was moved and seconded
That the staff report dated September 3, 2019 titled “Development Permit,
10102 242B Street and 10107 243 Street” be forwarded to the Council
Meeting of September 10, 2019.

CARRIED
1110 2019-033-DP, 20288 113B Avenue

Staff report dated September 3, 2019 recommending that the Corporate
Officer be authorized to sign and seal 2019-033-DP to permit construction of
two new self storage buildings.

It was moved and seconded
That the staff report dated September 3, 2019 titled “Development Permit,
20288 113B Avenue” be forwarded to the Council Meeting of September 10,
20109.

CARRIED
1111 The ACT Liquor Primary Structural Change Application

Staff report dated September 3, 2019 recommending that the application for
a structural change, as an amendment to their existing liquor licence by
Maple Ridge and Pitt Meadows Arts Council be supported and that a copy of
the resolution be forwarded to the Liquor and Cannabis Regulation Branch in
accordance with legislative requirements.

It was moved and seconded
That the staff report dated September 3, 2019 titled “The ACT Liquor Primary
Structural Change Application” be forwarded to the Council Meeting of
September 10, 204109.

CARRIED
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1112 Golden Ears Winter Club Liquor Primary Club Licence Amendment
Staff report dated September 3, 2019 recommending that the application for
a liquor primary licence by Goiden Ears Winter Club be supported and that a
copy of the resolution be forwarded to the Liquor and Cannabis Regulation
Branch in accordance with legislative requirements.

It was moved and seconded
That the staff report dated September 3, 2019 titled “Golden Ears Winter
Club Liquor Primary Club Licence Amendment” be forwarded to the Council
Meeting of September 10, 2019.

CARRIED

5. CORPORATE SERVICES - Nil

o. PARKS, RECREATION & CULTURE - Nil

7. ADMINISTRATION (including Fire and Police) - Nil

8. OTHER COMMITTEE ISSUES

9. ADJOURNMENT - 1:46 p.m.

Councillor A. Yousef, Chair
Presiding Member of the Committee
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TO: His Worship Mayor Michael Morden MEETING DATE:  September 17, 2019
and Members of Council FILE NO: 2019-062-SP
FROM: Chief Administrative Officer ATTN: CoW

SUBJECT: Additional Information: Soil Deposit Permit application for 24548 Lougheed Highway,
24388 and 24366 River Rd, and the adjacent lot along Lougheed Highway

EXECUTIVE SUMMARY:

At the July 23.2019 Council Meeting, Council requested more information and deferred a decision on
file 2019-062-SP until Council has received additional information in September. The Soil Deposit
Permit application (2019-062-SP) is for the deposit of 638,000 cubic meters (m3) of soil
(approximately 95,000 trucks) on the properties at 24548 Lougheed Highway, 24366 and 24388
River Road and the adjacent lot (no civic address) situated north of 24548 Lougheed Highway
(Appendix A). These properties are located within the employment lands as identified in the City's
Commercial and Industrial Strategy. The Applicant intends to rezone the property for industrial
following completion of the soil deposit project. The Applicant anticipates the soil deposit work will
take approximately seven years to complete.

This application is being processed under the requirements of the City of Maple Ridge Soil Deposit
Bylaw (7412-2017) which requires Council’s review and approval on applications that propose the
deposit of more than 20,000 m3 (approximately 3,000 loads) of material.

During the Council Meeting Council identified concerns related to truck traffic, potential for
contamination, and monitoring of the project.

This report amendment provides Council with a brief summary of the improvements related to the
City's new Soil Deposit Bylaw (7412-2017) and how it helps to address the concerns raised by Council.
This report also includes a summary of the applicant’s response that speaks to Council’s concerns.
RECOMMENDATION:

That the application for a Soil Deposit Permit submitted for the deposit of 638,000 cubic meters on
the properties at 24548 Lougheed Highway, 24366 and 24388 River Road and adjacent lot to 24548
Lougheed Highway be approved.

DISCUSSION:

City of Maple Ridge Soil Deposit Bylaw (7412-2017) - Improved Bylaw requirements

The Soil Deposit Permit application 2019-062-SP is the first non-ALR property that has been required
to work through the City’s new Soil Deposit Bylaw and that has required review and approval by City
Council.

1101
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The new Soil Deposit Bylaw requires the following for applications proposing to deposit more than
20,000m3 (approximately 3,000 trucks):

Review and approval by Council prior to permit issuance;

Public notification (development sign, letters to property owners within 500m of project site,
development information meeting);

Refundable Security Deposit of $2 per m3 up to 20,000m3 plus $1 per m3 for all volumes
above 20,000ms3. This project is required to submit a total of $650,000 over the proposed
seven year period;

Non-refundable volume fee in the amount of $0.50 per m3. The applicant will be required to
pay $315,000 that will go toward general road improvements in Maple Ridge;

Regular reporting of deposited soil. Log books will be required to be prepared by the
applicant’s professional consultants and submitted to the City on a regular schedule; and,
Enforcement opportunities that can be implemented include:

o Fines ($1,000) for unpermitted fill and for failure to remove fill,

o Stop Work Orders that prevent ongoing deposit of soil untii any identified or suspected
concerns are addressed. Can be applied where concerns on site are identified or
where permit conditions, such as: log books, traffic management, soil management,
noise complaints, dust complaints, water quality, etc. are not being met,

o Substantial security deposit that can be used to remediate concerns where a site is
not addressing concerns,

o Increase monitoring/log book requirements where non-compliance has occurred,

o Suspension of permit.

Response to Council Concerns

The Applicant’s professional consultant, Envision Environmental, has prepared a response to address
Council’'s concerns. The detailed response is provided as Appendix B. A summary of the response is
provided below.

Soil Quality Monitoring:

1.
2.

3.

The site will be secured with safety features and will be regularly staffed to control access.

All soils will be logged daily (truck information, dates, times, source, volumes) and this
information will be presented to the City monthly and as requested.

All soils will be assessed by the applicant’s qualified professional before the soil is transported
to the site as per the Contaminated Sites Regulation Standards.

Soil data and reporting will be reviewed independently by a third party Qualified Professional
that is required to act under their association’s code of ethics who are subject to disciplinary
action by that professional association.

If soils are suspected to be contaminated, the soils will be tested as per Ministry requirements.
All suspect soils will be tested prior to transport to the site and the soil samples will be analyzed
by a third party accredited laboratory.

Soil samples will be scrutinized against provincial standards prior to transport to the site. Non-
compliant soils will not be transported to the site.

Professional Geotechnical Engineer will ensure that soil suitability and compaction
requirements are met. Importation of “other materials” (construction debris) or wood waste
or other unsuitable material is prohibited.

Truck Traffic Management:

1.

A traffic management plan has been submitted to the City and the Ministry of Transportation
and Infrastructure (MOTI) for review and approval. The management plan includes details on
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site access. The plan is currently under review by the Ministry. The approval of the Soil Deposit
Permit application is contingent on Ministry approval of the traffic management plan.

2. The traffic management plan includes a detailed sketch proposing to access and exiting the
site in the eastbound direction only.

3. The traffic management plan also proposes a 160m deceleration and acceleration lane along
the eastbound lane of Lougheed Highway. This proposed lane has been approved by a
Professional Engineer and is compliant with Transport Canada requirements.

4. Plan is to access gravel sources north of Mission and this removes concern for using local
roads such as Spilsbury St. for turnaround purposes.

The City’s Engineering Department has confirmed that the City has secured approval from the Ministry
for a temporary turnaround on River Road around the 26300 Block of Lougheed Highway.

On review of the application Staff are confident that the Soil Deposit Permit application meets the
requirements of the City of Maple Ridge Soil Deposit Bylaw as well as the development requirements
for watercourse and steep slope protection. The Application is for a seven year-long soil deposit project
that will require ongoing monitoring and review by the City and communication with the applicant and
their consultants. Although the intent is to permit the project to proceed through all phases of the
proposed project, Staff will have the opportunity at any time to suspend the project where concerns
arise. If the City determines that concerns on site are not being addressed, refundable securities can
be used to address the concerns and the permit can be cancelled following remediation of the issue/s.

CONCLUSION:
Based on the information provided by the Applicant, the Soil Deposit Permit application 2019-062-SP

meets the requirements of the City’s Soil Deposit Bylaw and is supported by Staff. It is recommended
that this proposal be approved through resolution by Council.

“Original signed by Mike Pym”

Prepared by: Mike Pym, MRM, MCIP, RPP
Environmental Planner

“Original signed by Chuck Goddard”

Reviewed by: Charles R. Goddard, BA, MA

Director of Planning
“Original signed by David Pollock” for
Approved by: Christine Carter, M.PL, MCIP, RPP

GM Planning & Development Services
“Original signed by David Boag” for
Concurrence: Kelly Swift, MBA

Acting Chief Administrative Officer

The following appendices are attached hereto:
Appendix A - Report to Council (dated July 16, 2019)
Appendix B - Council Motion Response letter (dated September 9, 2019)
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APPENDIX B

CITY OF MAPLE RIDGE September 9, 2019
11995 Haney Place

Maple Ridge, BC

V2X 6A9

Attn: Michael Pym, Environmental Manager

Re: Council Motion Response Letter - Sumas Soil Recycling Inc.'s Soil Deposit Permit
Application - 24548 Lougheed Highway, Maple Ridge BC

On behalf of Sumas Soil Recycling Inc. {Sumas), Envision Environmental Consulting Ltd. (Envision) is
submitting this letter to City of Maple Ridge in response to the Council Motion regarding Sumas’ soil
deposit permit application for 24548 Lougheed Highway, Maple Ridge (the “Site”).

At the July 23rd Council Meeting, Council requested clarification regarding two issues related to the
subject permit application, namely: i

1) soil quality monitoring; and,
2) truck-traffic routing.
The following summarizes information requested to address Council's Motion concerns.

Soil Quality Monitoring

With respect to soil quality, the Applicant has indicated they will implement stringent soil screening and
sampling protocols to confirm soil quality is suitable for Site use. This includes rigorous protocols and
review for both environmental and geotechnical soil quality suitability by qualified professionals.
Proposed practices to monitor regulatory compliance and safeguard against unsuitable deposits include:

e The Site will be secured with safety features and regularly staffed to control Site access;

e In accordance with the Bylaw, all soils received will be logged daily in a logbook tracking and
documenting:

o dates, times, origin, and quantities of soils;
o project site contact information; and
o weigh bills including trucking firms, driver, and license plate numbers;

The logbook will be submitted for Municipal review at any time if requested and/or on a monthly basis.

e The Provincial Contaminated Sites Regulation (CSR) requires that suspect contaminated soil
quality be confirmed before it is transported to the Site. All soils will be classified and confirmed
to meet Site use CSR Standards and Protocols prior to being transferred to the Site;



Environmental soil data/reporting will be independently reviewed by a third party Qualified
Professional (e.g., P.Geo, RPBio, P.Eng., P.Ag) acting under their association's code of ethics who
are subject to disciplinary action by that professional association;

If the soil is suspected to be contaminated, testing of the soils will be conducted. Soil sampling
will be conducted in accordance with the BC Ministry of Environment & Climate Change (ENV)
guidelines (e.g., CSR Technical Guidance Document 1), ENV's BC Field Sampling Manual, and the
Applicant's internal standard operating procedures (attached);

Ali suspect soil samples will be analyzed by a third party Canadian Association for Laboratory
Accreditation (CALA) approved laboratory (e.g., AGAT Laboratories) in Burnaby to confirm
environmental suitability prior to transportation to the Site. The number of samples submitted
for environmental analysis to confirm environmental quality compliance throughout the
program is estimated to be more than 10,000 (roughly > $1,000,000 in lab fees) or
approximately one per 50m? for suspect soils;

All soil sample analytical results will be compared against stringent (e.g., protective of drinking
water, aquatic water, etc.) ENV standards prior to transportation to the Site.

Non-compliant soils will not be approved for transport to the Site. Importation of contaminated
soil is a violation of Provincial and Municipal Laws and the Applicant is well versed in compliance
requirements. Any violation could significantly hinder future Site development which would not
be beneficial for the Applicant;

If required under the CSR, the Applicant is planning to obtain an ENV legal Instrument (e.g.,
Determination, Certificate of Compliance) confirming the Site meets applicable site use
standards with no impact to human health and the environment upon cessation of site filling
program; and

Soil backfilling and compaction will be monitored by a third party geotechnical engineer (P.Eng.)
throughout the program to ensure soil suitability (e.g., mineral fill] and compaction
requirements are met. Importation of soils with “other materials" (e.g., construction, building,
or demolition wastes such as concrete, masonry rubble, concrete rubble, asphalt, metal,
shingles, class, gyproc) or wood-waste (e.g., hog-fuel, sawdust, shavings, trees, stumps, brush),
invasive species, and contaminated soils will be strictly prohibited. Recycled and grinded
concrete or asphalt may be used for road use on the site. '

Truck Traffic

An application has been submitted to the BC Ministry of Transportation and Infrastructure (MoTl) in
support of a traffic management plan that includes details about site access. The plan is under review by
MoTl staff and includes the following pertinent details regarding traffic emanating from the proposed
Site operations:

e A detailed sketch detailing the Applicant proposal to access and exit the Site heading Eastbound
(see attachment) only; :

e A 160m deceleration/acceleration lane along the eastbound lane of Lougheed Highway will be

constructed to improve safety and remove slow moving trucks from the general flow of traffic



along the Highway. The proposed lane has been approved by a third party Professional Engineer
and is compliant with Transport Canada requirements;

e The Applicant's business model includes a back-haul of gravel to make the highest-and-best use
of Site trucks and minimize overall soil transportation costs; and

e The Applicant proposes obtaining granular material from gravel pits north of Mission mitigating
the risk of truck turnaround on local (e.g., Spilsbury Street) roads (see attached gravel source
locations map).

Thank-you for accepting this letter and please let us know if there is any other additional information
that would help address Council's concerns.

Sincerely,

James Smith, RPBio, CSAP

cc: Saeed Javadi, Sumas Soil Recycling

Attachments:
Sumas Soil Recycling Inc.'s Soil Sampling Standard Operating Procedures

Traffic Management Figure Depicting Site Ingress/Egress as Submitted for MoTI Review
and Approval

Map Identifying Proposed Truck Destinations For Grave! Pickup North of Mission, BC



PROCEDURE FOR SOIL SAMPLING

Soil Sample Collection Chronology:

Soil samples analyzed for parameters that are most sensitive to handling are collected first. The
sampling order by parameter group is:

e Volatile Organics;

e Semi-Volatile Organics;

e Non-Volatile Organics;

e Total Metals;

e Nutrients;

e  Other General Chemistry Parameters, and,
e Particle size.

Volatile Organic Compounds:

VOCs include low molecular weight aromatics, light aromatic hydrocarbons such as benzene, toluene,
ethylbenzene, and xylenes (BTEX), volatile petroleum hydrocarbons (VPH), trihalomethanes, ketones,
acetates, nitriles, acrylates, ethers (.e.g., 1,4-dioxane), and halogenated hydrocarbons (.e.g., chlorinated
solvents).

For soil collection from stockpiles, several centimetres of soil surface should be scraped clear to expose
fresh soil prior to collecting the soil subsample for analysis. In all cases, the VOC samples should be
collected as fast as possible, and exposure to air should be minimized. Soil samples collected for VOC
analysis must be field preserved with methanol or collected using hermetically sealed sampling devices
to minimize losses. In addition to a sample collected for VOC analysis, an additional jarred sample is
required to determine the moisture content. Volatile organics should be collected and placed in coolers
as soon as the sample is collected. Samples are always handled with decontaminated tools while
wearing disposable nitrile (or equivalent) gloves.

Other Organics and Inorganics:

Samples collected for semi-volatile or non-volatile organic and inorganic parameters are more stable
than VOCs and as such can be placed directly into clean, laboratory-supplied soil jars. The soil should be
placed directly by pushing the open jar (aliquot) directly into the soil. If the soil is too hard to sample in
this manner, then a trowel may be used.

Each aliquot should be placed in a pre-washed and rinsed stainless steel bowl and homogenized. One
(cell) sample jar should be filled as completely as possible and gravel-size soil particulates should be
avoided if possible/practical with zero head space.

After soil is placed in the jar, clean off excess soil with a clean paper towel. Clean the threads of the jar
using gloved fingertips, and then close the jar securely.

Sumas Soil Recycling Inc: Soil Classification and Management Procedures
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DECONTAMINATION PROCEDURES

Field Equipment Decontamination

Field sampling equipment that may come into contact with soil samples must be decontaminated prior
to sample collection and after each sample is collected. In addition, any ancillary equipment that may
come into contact with a portion of the sample material to be analyzed must also be decontaminated to
avoid cross contamination. The minimum recommended procedure for cleaning field equipment for soil
sampling is as follows:

o Initial wash with potable water and laboratory-grade detergent (Alconox) using a brush made of
inert material to remove particles or surface film; and,
e Secondary rise with potable water.

A final rinse with deionized water can also be completed if practical. Alf decontamination water must be
placed in a drum or other storage container for later disposal.

Decontamination procedures may be adapted to specific sampling requirements. Hexane, acetone or
methanol may be used if necessary and appropriate if extensive contamination (i.e. free product) or
extra clean conditions are to be achieved (i.e. for low method detection limits such as Dioxin/Furan and
PCB analysis).

Sumas Soil Recycling Inc: Soil Classification and Management Procedures
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PROCEDURES FOR HANDLING SAMPLES

Potential errors in analytical results can be introduced during a number of sample control and handling
activities. Sumas completes the following best practices and general procedures to help prevent field
errors from affecting the quality of the analytical data produced.

Preventing Sample Contamination

To minimize the risk of cross-contamination, Sumas conducts the following procedures:

e  Only use laboratory-supplied sampling containers;

e Keep caps/lids of each container firmly sealed when sampling containers are received from the
laboratory; '

e Keep the caps/lids of the sample containers on until ready to transfer soil into them;

e Replace the caps/lids as soon as the sample has been collected and processed;

e Use dedicated sampling equipment;

e Decontaminate all field equipment between sample collections and sampling locations;

e Sample the least contaminated areas first and then progress to more heavily contaminated
areas;

¢ Collect appropriate quality assurance/quality control samples;

e Avoid using markers or pens which contain contaminants of concern (.e.g., many felt tip markers
contain toluene and/or xylenes);

e  Avoid fuelling equipment immediately before or during sampling;

e Avoid contacting the sample material with potentially contaminated surfaces including skin
(insect repellant, sunscreen), ground surface, instrumentation, etc.;

e Keep heavily contaminated samples separate from low to non-contaminated samples (.e.g.,
store and ship in separate coolers);

e Wear clean PPE (.e.g., new sampling gloves before collection of each sample); and

e Disposable equipment (e.g. nitrile gloves) is changed between samples;

Sample Preservation

Specific preservation requirements are determined on a parameter specific basis and should be
confirmed with the laboratory prior to ordering bottles and collecting samples. Only use faboratory
supplied clean certified sample containers along with caps and liners that are chosen for the particular
analytical parameter to be tested. When filling containers, exposure to the atmosphere should be kept
to a minimum; samples should be filled to minimize headspace and kept full until analysis.

Sumas adheres to ENV’s table of required sample containers, storage temperatures, preservation
requirements and holding times:

https://www?2.gov.bc.ca/assets/gov/environment/researchmonitoring-and-
reporting/monitoring/emre/summary-of-sample-preservation-and-hold-timereguirements.pdf.

All samples are packed with ice or cold packs to maintain a temperature of <10°C during transport to the
laboratory.

Sumas Soil Recycling Inc: Soil Classification and Management Procedures
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PROCEDURES FOR DOCUMENTING/TRANSPORTING SAMPLES

Sample Labelling

Sample containers must be clearly and legibly labelled. Where practical, sample containers are labeled
during field preparations in a controlled setting such as an office space, before the samples are
collected. All container caps/lids are inspected to confirm they are closed tightly prior to labelling.

Information should be recorded on the sample container label with a permanent waterproof marker.
Only markers which are free of toluene {.e.g., Staedtier® Lumocolor permanent marker), should be used
for samples being analyzed for benzene, toluene, ethylbenzene, xylenes {BTEX), volatile organic
compounds {(VOC) or purgeable hydrocarbons. Sample labels should include the following information:
Sample ID, date and time, preservative added, the sampler’s initials, and location.

Replicate samples are collected and identified with a name that does not distinguish it from regular
samples. Replicate sample ID’s and associated information is recorded in field notes for subsequent
identification once the analytical results are received.

Laboratory Chain-of-Custody

Soil samples submitted for laboratory analysis are recorded on a laboratory provided Chain-of-Custody
form using the following procedures when preparing and shipping soil samples:

e All samples including laboratory prepared QA/QC samples must be included on the Chain-of-
Custody;

e Ensure that each field on the Chain-of-Custody has been completed as required and is correct
(.e.g., project and client specific information, as well as the sampler's name, sample IDs, sample
dates and times, the sample matrix, the number of containers used for each sample, a list of
analyses to be conducted, preservatives used, requested turn-around times, requested
regulatory criteria, and hold requests);

e Ensure that each sample bottle is labelled correctly and that each label matches it’s entry on the
Chain-of-Custody;

¢ Sign and date each Chain-of-Custody upon release of the samples {coolers) to the shipping
company or the laboratory if the samples are delivered directly to a laboratory; and

e At least one copy of the Chain-of-Custody must accompany the samples at all times; one is
retained for Sumas’ records.

Sample Packing and Delivery/Shipment Care

Samples are packed in a cooler to ensure they are received by the laboratory intact and at the
appropriate temperature. Foam packing material, bubble wrap or other inert materials should be
placed between sample containers and voids to fill out any remaining space within the cooler.

After the samples have been securely packaged, they must either be hand delivered or shipped to a
laboratory for analysis within the required hold time. Coolers that are hand delivered directly to a
laboratory is the preferred method. If a third party courier is used to ship samples, apply custody seals
on the shipping container or cooler.

Sumas Soil Recycling Inc: Soil Classification and Management Procedures
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QUALITY ASSURANCE/CONTROL PROCED RES

Sumas implements a quality assurance {QA) and quality control (QC) for all sampling projects. The Field
Quality Assurance program involves a series of steps, procedures and practices specific to the program.
The field QA program generally includes as a minimum:

Use of trained and experienced personnel;

Controls that ensure that sampling equipment is free of contaminants;

Maintenance, calibration, and cleaning of field equipment as required. A log shouid be kept for
each item of equipment to document calibration, exposure, maintenance, and service;
Sampling begins in locations that are hypothetically less contaminated and progress to locations
with higher anticipated levels of contamination; '

Use only the recommended type of sample bottle for each analysis. Sample bottles, including
bottle caps, are obtained from the laboratory; A

Sample preservatives are supplied by the analytical lab in ampoules. If possible, the lab should
prepare the sample bottles with the required preservative;

The inner portion of sample (and preservative) bottles and caps must not be touched with
anything {.e.g., bare hands, gloved hands, thermometers, probes, preservative dispensers, etc.).
Remove caps just before sampling and re-cap as soon as sampling is complete;

Keep sample bottles in a clean environment, away from dust, dirt, fumes and grime. Bottles
must be capped at all times and stored in clean shipping containers {coolers) both before and
after the collection of the sample. Vehicle cleanliness is an important factor in eliminating
contamination problems;

Place samples in a chilled cooler and keep the cooler chilled throughout the sampling event;

Do not allow samples to freeze unless freezing is part of a specific preservation protocol;
Samples must be shipped to the laboratory without delay to arrive within 24 hours of sampling.
and,

Sampler should keep their hands clean and refrain from eating or smoking while working with
samples.

To assess the repeatability and accuracy of laboratory analyses and reporting, the following
measures are typically undertaken:

Collection of blind replicate samples at a target frequency of approximately 10% for all analytes.
Duplicates are independently labeled and analyzed to eliminate possible laboratory bias;
Laboratory Quality Control analyses which include with every batch of samples, as appropriate,
Method Blanks, Duplicates, Certified Reference Materials and Spikes at a frequency of between
10% to 30%; and,

It is preferred that electronic copies of the analytical results are downloaded directly into a
database to avoid transcription errors.

Sumas Soil Recycling Inc: Soil Classification and Management Procedures
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QA/QC field procedures include the preparation and analysis of the following samples:

Blind Replicate Samples:

Blind replicate samples are submitted to the laboratory to assess the precision of laboratory analyses as
well as the quality (i.e., representativeness) of the samples collected. The select sample should be split
into two and placed into two sample jars. The blind duplicate sample label should not indicate that it is a
replicate. Sample replicity can be identified in field notes.

Analytical results for the original samples and corresponding blind replicate samples are compared using
the calculated variability of the results, as expressed by the Relative Percent Difference (RPDDUP). The
RPD value is defined as the absolute value of the difference between the results for the original and
duplicate samples, divided by the average of the results. Because of the poor precision near the
laboratory detection limit, RPDDUP values are only calculated where the analytical results of the original
or the duplicate sample is greater than five times the laboratory method detection limit.

The RPDDUP should be reviewed to indicate if there is a problem with precision. The RPD between
duplicate samples is compared against the expected analytical variance (30% to 50%) plus estimates of
environmental and sampling variance (about % analytical variance}. Accounting for environmental and
field variance, the acceptable RPDs for duplicate soil samples are noted in the table below:

Parameters in Soil ENV Recommended Lab Duplicate RPD Target Field RPD

PAH 50% 75%
VOC (including BTEX, VH) 40% 60%
EPH 40% 60%
Other VOCs 40% 60%
Highly Variable Metals (Ag, Al, Ba, 40% 60%
Hg, K, Mo, Na, Pb, Sn, Sr, Ti)

Other Metals 30% 45%

The frequency of QA samples to be submitted to the lab, along with the recommended analyses for each
type of sample is indicated in Table 4, below.

QA Sample Type Frequency Applicable Parameters

Blind Duplicates every 10 samples all parameters
Sumas Soil Recycling Inc: Soil Classification and Management Procedures
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MAPLE RIDGE

British Columbia

~ mapleridge.ca City of Maple Ridge

TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2018-190-RZ
FROM: Chief Administrative Officer MEETING: CoW

SUBJECT: First Reading
Zone Amending Bylaw No. 7470-2018;
23627 132 Avenue

EXECUTIVE SUMMARY:

An application was received to rezone the subject property from RS-2 (One Family Suburban
Residential to RM-1 (Townhouse Residential) zone to facilitate a 20-unit townhouse development.
On June 26, 2018 Council granted first reading to Zone Amending Bylaw No. 7470-2018. Since that
time, the applicant has submitted a change to the proposed application to increase the Townhouse
unit count from 20 to 23 units, requiring that Council consider First Reading of this project with
respect to this change.

The increase in the units proposed from 20 to 23 is a result of the applicant’'s recent partnership
with BC Housing through the HousingHUB program. The purpose of this report to Council is to seek
direction from Council with regards to the BC HousingHUB Program and this application as modified.

RECOMMENDATIONS:

That staff be directed to work with the applicant with respect to the BC HousingHUB program and
provide a report for consideration on next steps;

OR

That Zone Amending Bylaw No. 7470-2018 proceed as presented on June 26, 2018 when given first
reading,

DISCUSSION:

a) Background Context:

Applicant: Don Schmidt
Legal Description: Lot 20, Section 28, Township 12, New Westminster District
Plan 47603 '
OCP:
Existing: Medium/High Density Residential
Zoning:
Existing: RS-2 (One Family Suburban Residential)
Proposed: RM-1 (Townhouse Residential)

1102
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Surrounding Uses:

North: Use: Townhouses
Zone: RM-1 (Townhouse Residential)
Designation:  Medium/High Density Residential
South: Use: Single Family House
Zone: RS-2 (One Family Suburban Residential)
Designation: Medium/High Density Residential and Conservation
East: Use: Townhouses
Zone: RM-1 (Townhouse Residential)
Designation: Medium/High Density Residential
West: Use: Single Family House
Zone: RS-2 (One Family Suburban Residential)
Designation:  Medium/High Density Residential
Existing Use of Property: Single Family Residential
Proposed Use of Property: Multi-Family Residential
Site Area: 0.405 ha (1.0 acres)
Access: 132nd Avenue
Servicing requirement: Urban Standard

b)  Site Characteristics:

The subject property is located at 23627-132nd Avenue (Appendix "A") and is approximately 0.405 ha
(1.0 acres) in size with a single family residential house. As a condition of rezoning, the existing
single family residential house will need to be removed prior to final reading. To the north of the site
is a new development of townhouses that is zoned RM-1 (Townhouse Residential); to the west is a
single family house; east is a townhouse development zoned RM-1 (Townhouse Residential); and to
the south is rezoning application 2015-373-RZ to rezone the subject property to RM-1 (Townhouse
Residential) to faciliate 20 Townhouses.

c¢) Application History:

An application was made May 11, 2018 to rezone the subject property located at 23627- 132
Avenue from RS-2 (One Family Suburban Residential) to RM-1 (Townhouse Residential) to permit the
development of approximately 20 Townhouses. A First Reading report was presented to Council on
June 26, 2018 and Council gave First Reading to Zone Amending Bylaw No 7470-2018.

The applicant has approached the City with a modification to the proposal to increase the number of
units from 20 units to 23 units. The modification to the proposal is a result of the applicant
partnering with BC Housing under the HousingHUB program. (Attachment “A”) The HousingHUB is
part of the affordable homeownership program of BC Housing.

BC Housing, through the HousingHUB program is looking to partner with the applicant to create an
ownership model for the proposed 23-unit townhome project. The mandate of the HousingHUB
program is to create housing that facilitates the movement of middle income earners into the home
ownership stream. The HousingHUB looks to create partnerships and projects across the province to
meet the needs of those with household incomes of up to $156,000. The proposed units in this
project will be affordable for purchase with gross household incomes of $106,000 - 137,000. The
HousingHUB has advised the City that it has reviewed the project's financials and agreed to partner
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with the project application under the Affordable Home Ownership Program (AHOP) wherein unit sale
prices will be reduced from market rates.

The HousingHUB Program requires a tri-party agreement. The tri-party agreement includes the
following:

e The City of Maple Ridge;
e BC Housing HousingHUB; and
e The applicant.

BC Housing through the HousingHub has requested that the City waive fees associated with the
proposed development as follows:

Rezoning & DP Fees $ 8,000.00
DCC Fees $ 414,000.00
GVRD Fees $ 34,500.00
School Fees $ 26,500.00
Tree Cutting Permit $ 1,025.00
Building Permit $ 51,750.00
Engineering Processing Fee $ 11,500.00
City Engineering Inspection Fee $ 34,500.00
Community Amenity Contribution $ 108,500.00
ESC Security $ 60,000.00
TOTAL CITY FEES $ 750,275.00

The City does not have the authorization to waive the DCC, GVRD or school fees.

BC Housing uses the potential reduction in municipal fees as well as, any other forms of savings
associated with the tri-party agreement to reduce the purchase cost. The reduction in the purchase
cost come in the form of a second mortgage to contribute to the down payment requirements by the
buyers. At repayment the 2nd morigages are worth the proportionate share of the current fair
market value of the units.

d) Housing Policy:

One of the strategies identified in the Maple Ridge Housing Action Plan is the use of financial
incentives to support housing goals. Strategy # 13 states:

“There are a number of additional financial tools that can be implemented by
municipalities to help reduce the capital or ongoing operating costs
associated with residential development. The City may wish to consider the
development or refinement of such a basket of financial tools that can be
selectively used to support housing projects. It is suggested that the package
of incentives that is provided reflect the level of contribution to the District’s
housing goals that is being proposed by the development. The following
financial tools are presented for consideration.
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WAIVING OR REDUCING FEES

Waiving or reducing fees related to permits and approvals is a common tool
for supporting affordable housing projects. The City may wish to support
developers, market or non-market, who build affordable housing through
reductions in the costs associated with fees and permits.”

The Maple Ridge Housing Action Plan provides support for the concept of the BC HousingHUB
program, but there is no policy direction to provide staff with guidance.

Official Community Plan:

The proposed development is located within the River Village Hamlet of the Silver Valley Area Plan
which designates the subject property as Med/High Density Residential. The Med/High Density
Residential designation provides for densities in the range of 30 to 50 units per hectare in both a
detached and single family form. The proposed rezoning to RM-1 (Townhouse Residential) complies
with the Med/High Density Residential designation within the Silver Valley Area Plan.

Zoning Bylaw:

The current application proposes to rezone the property located at 23627- 1327 Avenue from RS-2
(One Family Suburban Residential) to RM-1 (Townhouse Residential) to permit the development of
approximately 23 Townhouses under the BC HousingHUB program. The minimum lot size for the
proposed RM-1 (Townhouse Residential) zone is 557m2. Any variations from the requirements of
the proposed zone will require a Development Variance Permit application.

Alternative:
That Council indicate whether or not they are interested in entering into discussions over the terms

of any tripartite agreement with BC Housing and the applicant to permit a 23-unit affordable market
housing project at 23627-132 Avenue.
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CONCLUSION:

The development proposal is in compliance with the OCP and the proposed rezoning to RM-1
(Townhouse Residential) has been supported by Council as outlined in the June 26, 2018 First
Reading Report. The recommendation in this report is that Council direct staff to work with BC
HousingHUB to enable 23 additional units, within the proposed development, that are affordable to
middle income earners. The attached Zone Amending Bylaw 7470-298, for Council consideration of
First Reading, reflect the proposed change in the number of units.

“Original signed by Wendy Cooper”

Prepared by: Wendy Cooper, MCIP, RPP
Planner 1

“Original signed by Chuck Goddard”

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

“Original signed by David Pollock” for

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

“Original signed by David Boag” for

Concurrence: Kelly Swift, MBA
Acting Chief Administrative Officer

The following appendices are attached hereto:

Appendix A - Subject Map

Appendix B - Ortho Map

Appendix C - Zone Amending Bylaw No. 7470-2018
Appendix D - Proposed Site Plan
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APPENDIX C

CITY OF MAPLE RIDGE
BYLAW NO. 7470-2018

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. 7470-2018."
2. That parcel or tract of land and premises known and described as:

Lot 20 Section 28 Township 12 New Westminster District Plan 47603

and outlined in heavy black line on Map No. 1765 a copy of which is attached hereto and
forms part of this Bylaw, is hereby rezoned to RM-1 (Townhouse 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 26t day of June, 2018.

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
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British Columbia

mapleridge.ca
City of Maple Ridge
TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2019-255-RZ
FROM: Chief Administrative Officer MEETING: CoW

SUBJECT: First Reading
Zone Amending Bylaw No. 7571-2019;
12297 222 Street and 22175 123 Avenue

EXECUTIVE SUMMARY:

An application has been received to rezone the subject properties, located at 12297 222 Street and
22175 123 Avenue, from RS-1 (One Family Urban Residential) to RM-4 (Multiple Family Residential
District), to permit a future multi family building with both market and affordable rental units totaling
78 units.

All market units are subject to the Community Amenity Contribution Program at a charge of
$3,100.00 per unit. To proceed further with this application additional information is required as
outlined below.

RECOMMENDATIONS:

1. In respect of Section 475 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. Boards of Education, 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 City’'s
website, together with an invitation to the public to comment, and;

2. That Zone Amending Bylaw No.7571-2019 be given first reading; and

3. That the applicant provide further information as described on Schedules (A, C, D, E, and G) of
the Development Procedures Bylaw No. 5879-1999, and a Subdivision application.

1103
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DISCUSSION:

a) Background Context:

Applicant:

Legal Description:

OCP:
Existing:
Proposed:
Zoning:
Existing:
Proposed:

Surrounding Uses:

North:

South:

East:

West:

Use:
Zone:

Designation:

Use:
Zone:

Designation:

Use:
Zone:

Designation:

Use:
Zone:

Designation:

Existing Use of Properties:
Proposed Use of Properties:

Site Area:
Access:

Servicing requirement:

b)  Site Characteristics:

JM Architecture Joseph M Minton

Parcel “A” (Reference Plan 12909) Lot 5 Except: Firstly: Parcel
“B” (Reference Plan 13374); Secondly: Parcel “D” (Explanatory
Plan 13727); District Lot 396 Group 1 New Westminsiter
District Plan 830 and

Lot 9 District Lot 396 Group 1 New Westminster District Plan
15728

CONSRYV (Conservation), RES (Urban Residential)
RES (Urban Residential)

RS-1 (One Family Urban Residential)
RM-4 (Multiple Family Residential District)

Residential

RS-1 (One Family Urban Residential)
Urban Residential and Conservation
Residential

RS-1 (One Family Urban Residential)
Urban Residential

Muliti-Family

RM-2 (Medium Density Apartment Residential)
Low-Rise Apartment

Residential

RS-1 (One Family Urban Residential)
Urban Residential and Conservation

Residential

Multi-Family purpose built rental
0.9 ha (2.23 acres)

123 Avenue

Urban Standard

The subject properties are located at 12297 222 Street and 22175 123 Avenue. The site is
influenced by the watercourse T2 and associated slopes that runs along the west and east side of
the property (Appendix D). There is a mixture of coniferous and deciduous trees on the property and
within the deep ravines.
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c) Project Description:

The application is to rezone the subject properties located at 22175 123 Avenue and 12297 222
Street from RS-1 (One Family Urban Residential) zone to RM-4 (Multiple Family Residential District)
zone. The proposal is for a multi-family affordable housing development of approximately 78
residential units. These residential units will be a mixture of affordable; special purpose and market
housing to provide housing for adults living with Autism. Parking will be provided through a mixture
of an underground parkade and surface parking. The applicant has indicated that the proposed
concept of the building design will be a terraced building from 4 to 6 storeys.

Further, details will be provided to Council and the Public as the application proceeds and full
application packages are obtained. These will include Development Permits for Form and Character
as well as, Natural Features.

At this time the current application has been assessed to determine its compliance with the Official
Community Plan (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
further reports 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 OCP designates the subject properties as Urban Residential within the Neighbourhood
Residential category and Conservation. The subject properties are not designated within the Urban
Residential within the Major-Corridor Residential category. For the proposed development an OCP
amendment will be required to a site specific RM-4 (Multiple Family Residential District) zoning in the
Urban Residential designation. Justification for this use at this location is its an isolated site
between two watercourses and the Housing Action Plans desire for additional, rental, affordable and
special needs rental housing. In additional this site is located immediately west of the Town Centre
Plan which also has 4 storey apartments abutting the site on the east.

The following OCP policies applies to the proposed use:

3-31 Maple Ridge supports the provision of rental accommodation and encourages the construction
of rental units that vary in size and number of bedrooms.

3-32 Maple Ridge supports the provisions of affordable, rental and special needs housing thought
the District. Where appropriate, the provision of affordable, rental, and special needs housing will be
a component of area plans.

Housing Action Plan:

The Housing Action Plan (HAP) which was endorsed by Council in September, 2014 identifies rental
housing and special needs housing as a priority. This was reaffirmed with the endorsement of the
Housing Action Plan Implementation Framework in September, 2015.
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This project meets many of the objectives of the Housing Action Plan to encourage more rental,
affordable and special needs housing in Mapie Ridge. The application will provide a more detailed
amount of information about the unit mix and potential affordable rent for the second reading report.
A Housing Agreement will ensure that these units will be retained for rental purposes over time.

Zoning Bylaw:

The current application proposes to rezone the properties located at 12297 222 Street and 22175
123 Avenue from RS-1 (One Family Urban Residential) to RM-4 (Multiple Family Residential District)
(see Appendix C) to permit a market and affordable multi-family affordable rental special needs
housing development of approximately 78 residential units, many of which are adults living with
Autism. Any variations from the requirements of the proposed zone will require a Development
Variance Permit application.

Development Permits:

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.

Pursuant to Section 8.10 of the OCP, a Natural Features Development Permit application is required
for alt development and subdivision activity or building permits for:

e 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 %;

e Allfloodplain 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.

Advisory Design Panel:

A Form and Character Development Permit is 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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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:

Engineering Department;
Operations Department;
Fire Department;
Building Department;
Parks Department;
School District;

Utility companies; and
Canada Post.

O QO T o
e e N e s

.
EANS

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 and site access requirements have not been undertaken. We
anticipate that this evaluation will take place between first and second reading.

f) Early and Ongoing Consultation:

In respect of Section 475 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:

An OCP Application (Schedule A);

A complete Rezoning Application (Schedule C);

A Multi-Family Residential Development Permit Application (Schedule D);
A Development Variance Permit (Schedule E);

A Watercourse Protection Development Permit Application (Schedule F);
A Natural Features Development Permit Application (Schedule G); and

A Subdivision Application.

NoogkrbER

The above list is intended to be indicative only, other applications may be necessary as the
assessment of the proposal progresses.
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CONCLUSION:

The development proposal is supported by policies within the OCP and justification has been
provided to support an OCP text amendment to the Urban Residential Designation to permit this
application to proceed. It is, therefore, recommended that Council grant first reading subject to

additional information being provided and assessed prior to second reading.

It is recommended that Council not require any further additional OCP consultation.

“Original signed by Wendy Cooper”

Prepared by: Wendy Cooper, MCIP,RPP
Planner

“Qriginal signed by Chuck Goddard”

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

“Original signed by David Pollock” for

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

“Original signed by David Boag” for

Concurrence: Kelly Swift, MBA
Acting Chief Administrative Officer

The following appendices are attached hereto:
Appendix A - Subject Map

Appendix B - Ortho Map

Appendix C — Zone Amending Bylaw No. 7571-2019
Appendix D — Environmental Map
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APPENDIX C

CITY OF MAPLE RIDGE
BYLAW NO. 7571-2019

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. 7571-2019."

2. Those parcel (s) or tract (s) of land and premises known and described as:
Parcel “A” (Reference Plan 12909) Lot 5 Except: Firstly: Parcel “B” (Reference Plan
13374); Secondly: Parcel “D” (Explanatory Plan 13727); District Lot 396 Group 1 New
Westminster District Plan 830.
Lot 9 District Lot 396 Group 1 New Westminster District Plan 15728
and outlined in heavy black line on Map No. 1805 a copy of which is attached hereto and
forms part of this Bylaw, are hereby rezoned to RM-4 (Multiple Family 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 , 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
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City of Maple Ridge

TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2017-306-RZ
FROM: Chief Administrative Officer MEETING: Council

SUBIJECT: First and Second Reading
OCP Amending Bylaw No. 7577-2019;
Second Reading
Zone Amending Bylaw No. 7366-2017;
12149, 12131, 12127, 12117, 12097 and 12087 223 Street
and 22229 Brown Avenue

EXECUTIVE SUMMARY:

An application has been received to rezone the subject properties located at 12149, 12131, 12127,
12117, 12097 and 12087 223 Street and 22229 Brown Avenue (Appendix A and B) from CD-1-00
(Seniors Apartment and Private Hospital) and RS-1 (One Family Urban Residential) to RM-2 (Medium
Density Apartment Residential), to permit three 5-storey condominium buildings across the
development site. Since first reading, the applicant added lands along 223 Street to the
development site, allowing the number of units to be increase from 233 to 330 dwellings, while
reducing the Floor Space Ratio (FSR) from 1.89 to 1.64. This brings the FSR to below the maximum
FSR permitted by the RM-2 Zone, and bonus density payment or affordable units are not required.

The unit mix has been diversified since first reading by dividing the 330 units into: 12 studio units;
127 one-bedroom or one-bedroom with den units; 171 two-bedroom or two-bedroom plus “flex
room” units; and 20 three bedroom units. Of these, 17 are adaptive units. A total of 561 off-street
parking spaces are provided, of which 66 are visitor parking all located at grade.

Since first reading was given on October 10, 2017, the following applies:
e Town Centre Area applications are no longer exempted from Community Amenity
Contributions (CAC). Therefore, a CAC payment of $1,023,000 (330 x $3,100) will apply; and
e New parking-related regulations require that each residential parking space, excluding visitor
parking spaces, have roughed-in infrastructure capable of providing Level 2 charging.

The subject property is designated as Low-Rise Apartments and Single Family Residential in the
Official Community Plan (OCP). The lots along 223 Street that have been incorporated into the
development site and this require an OCP amendment so that the entire site has the same Low-Rise
Apartments designation.

RECOMMENDATIONS:

1) That Zone Amending Bylaw No. 7366-2017 be given second reading, and be forwarded to Public
Hearing;

2) That, in accordance with Section 475 of the Local Government Act, opportunity for early and

on-going consultation has been provided by way of posting Official Community Plan Amending
Bylaw No. 7577-2019 on the municipal website and requiring that the applicant host a
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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;

3) That Official Community Plan Amending Bylaw No. 7577-2019 be considered in conjunction with
the Capital Expenditure Plan and Waste Management Plan;

4) That it be confirmed that Official Community Plan Amending Bylaw No. 7577-2019 is consistent
with the Capital Expenditure Plan and Waste Management Plan;

5) That Official Community Plan Amending Bylaw No. 7577-2019; be given first and second
readings and be forwarded to Public Hearing;

6) That the following terms and conditions be met prior to final reading;

i)

ii)

iiif)

iv)

vi)

vii)
viii)
ix)
X)
i)

Xii)

xiii)

Registration of a Rezoning Servicing Agreement as a Restrictive Covenant and receipt of
the deposit of a security, as outlined in the Agreement;

Approval from the Ministry of Transportation and Infrastructure;

Road dedication on 223 Street, including truncation, and a portion of Brown Avenue as
required;

Consolidation of the subject properties;

Registration of a Restrictive Covenant for the Geotechnical Report, which addresses the
suitability of the subject properties for the proposed development;

Registration of a Restrictive Covenant for Stormwater Management, including maintenance
information;

Registration of a Restrictive Covenant for protecting the proposed adaptive dwelling units;
Registration of a Restrictive Covenant for protecting the Visitor Parking;

Registration of a Reciprocal Cross Access Easement Agreement;

Registration of a Statutory Right-of-Way for a public art-inspired corner pedestrian plaza;
Removal of existing building/s;

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 properties. If so, a Stage 1 Site Investigation Report is required to ensure that the

subject property is not a contaminated site;

That a voluntary contribution, in the amount of $1,023,000 ($3,100/unit) be provided in
keeping with the Council Policy with regard to Community Amenity Contributions.
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DISCUSSION:

1) Background Context:

Applicant:

Legal Description:

OCP:
Existing:
Proposed:

Zoning:
Existing:

Proposed:

Surrounding Uses:

Platinum Enterprises Ltd. Avtar Johl

Lot 14 Block 3 District Lot 399 Group 1 New Westminster District Plan
13752; Lot 15 Block 3 District Lot 399 Group 1 New Westminster District
Plan 13752; Lot 16 Block 3 District Lot 399 Group 1 New Westminster
District Plan 13752; Lot 17 District Lot 399 Group 1 New Westminster
District Plan 1375; Lot 18 Block 3 District Lot 399 Group 1 New Westminster .
District Plan 13752; Lot 19 Block 3 District Lot 399 Group 1 New
Westminster District Plan 13752; Lot G, Except Portions in Plans 19681,
59663, 63321 and LMP 27701, District Lot 399, Group 1, New Westminster
District Plan 10689.

Low-Rise Apartment and Single Famiyl Residential
Low-Rise Apartment

CD-1-00 (Seniors Apartment and Private Hospital)
RS-1 (One Family Urban Residential)
RM-2 (Medium Density Apartment Residential)

North: Use: Apartments
Zone: Land Use Contracts
Designation: Low-Rise Apartment
South: Use: Maple Ridge and Pitt Meadows School District 42 Office
Zone: P-6 (Civic Institutional) and RM-3 (High Density Apartment
Residential)
Designation: Institutional
East: Use: Single Family Residential
Zone: RS-1 (One Family Urban Residential)
Designation: Ground-Oriented Multi-Family Residential
West: Use: Apartments
Zone: Land Use Contracts
Designation: Low Rise Apartment
Existing Use of Property: Vacant and existing single residential dwellings
Proposed Use of Property: Apartments
Site Area: 1.6 ha (3.9 acres)
Access: Brown Avenue (south), 222 Street (West) and 222 Street (East)

Servicing requirement:

Urban Standard
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Background:

The original subject site located at 22229 Brown Avenue, has been expanded since first reading in
accordance with OCP policy, to add six (6) properties located at 12149, 12131, 12127, 12117,
12097 and 12087 223 Street (see Appendix A). The parcel at 22229 Brown Avenue is currently
vacant, and the lots on 223 Street each have single residential units, some of which have single
family houses. The overall site is generally flat in topography, and vegetated with grass and some
trees.

The subject property is surrounded by multi-family apartment buildings to the north and west, the
Maple Ridge and Pitt Meadows School District 42 office to the southwest, and single family dwellings
to the east (see Appendix B). The site can be accessed from the south via Brown Avenue, or from the
east via 223 Street. This project coupled with the Swiss Real (2017-061-RZ) project across Brown
Street, will result in almost 1,300 new dwelling units to the Town Centre Area. This will have
significant spin-offs, including more walk-in clientele for local business and greater vitality being
created in the Town Centre Area.

2)  Project Description:

The development proposal is for three 5-storey condominium buildings to be built in three phases on
the subject property with approximately 26,433 m2 (284,514 ft2) of gross floor area. It proposes a
total of 330 market condominium units comprising: 12 studio units; 127 one-bedroom or one-
bedroom with den units; 171 two-bedroom or two-bedroom plus “flex room” units; and 20 three
bedroom units. The first building, to be located on the southern end of the site, will include 139
condominium units, building 2 will include 83 units and building 3 will contain 108 units (see
Appendix D). It is anticipated that the three buildings will be completed one after the other.

A total of 561 off-street parking spaces (495 spaces in an underground level and 66 surface parking
spaces for visitors) are provided on site. This meets the 561 spaces required by Off-Street Parking
and Loading Bylaw 4350 - 1990. There will be 100 short term and 84 long term bicycle parking
spaces, as well as nine (9) handicapped parking spaces. Small car parking space will make up 8.7%
or 49 parking spaces in total, also in compliance with the bylaw. All of the underground parking
spaces (495 spaces) will have electric vehicle level 2 rough in infrastructure as required by the
bylaw.

There is sufficient open space, both passive and active, including a child play area. Given the
prominent location of this project in the Town Centre Area, the southeast corner of 223 Street and
Brown Avenue will have a small corner plaza with seating and surfacing with a public art-related
design. Details will be developed and included in the development permit for Council issuance.

3) Planning Analysis:

i) Official Community Plan:

The development site is located within the North View Precinct of the Town Centre Area Plan.
Development, an emerging community offering a mix of housing types, densities, and housing
choices that cater to people of all ages, family types and income levels. Furthermore, it should
provide residents with easy access to transportation choices, shops and services in the central
business district, which in turn supports the vibrancy and viability of those shops and businesses.
Higher density developments such as apartment buildings should be pedestrian-oriented with main
entrances fronting public sidewalks, shallow setbacks, street-friendly facades and semi-public
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outdoor spaces. Adequate private and semi-private green spaces, such as front, back, and
courtyards should also be included.

The subject properties are currently designated Low-Rise Apartment and Single Family Residential.
An OCP amendment (Appendix C) is required for the Low-Rise Apartment designation to be extended
to the six (6) lots being added to this application. This designation allows the proposed RM-2
{(Medium Density Apartment Residential) zoning and development.

The following policies apply to this proposal:
Official Community Plan Policies

3-33 Maple Ridge will encourage housing that incorporates “age-in-place” concepts and
seniors housing designed to accommodate special needs.

There will be 17 residential units constructed in accordance with the adaptable dwelling unit
provisions of the BC Building Code (BC Reg. 216/2006, Division B, Section 3.8.5) to support “age-in-
place” senior housing. This is generally consistent with other projects in the Town Centre Area.

Town Centre Area Plan Policies

3-1 An increase in residential and commercial density is encouraged in the Town Centre,
particularly within the Central Business District... Land-use should include a mix of housing
types catering to various demographics, including affordable and special needs housing,
within walking distance to a broad mixture of uses, including shops, services, cultural
facilities, and recreation.

This project will increase the number of condominium units within walking distance to a range of
shops, services, and transit in and around the Central Business District. The applicant has
broadened the housing mix for the project to accommodate as many different buyers as possible.

3-10 Land assembly or lot consolidation proposed in conjunction with development,
redevelopment, conversion, or infilling should meet the following conditions:

a. That any residual lots or remaining land parcels are left in a configuration and lot
area which are suitable for a future development proposal, or can be
consolidated with other abutting residual lots or land parcels and complies with
the applicable Land Use Designations and Policies of Section 3.3 of this Plan.

b. The use of any residual abutting lots or land parcels can continue to function in
accordance with the applicable Land Use Designations and Policies of 3.3 of this
Plan;

c. Residual abutting lots or land parcels are not isolated or left in a condition which
is unsuitable for redevelopment...

The applicant has optioned adjacent lots along 223 Street, including two (2) lots owned by the City.
Thus, this policy has been satisfied to create a more suitable development site and preserve
development potential of nearby lands.

3-12 High density development that is four or more storeys in height may be required to
include a shadow study in consideration of adjacent sites to address potential impacts on
available daylight. Consideration should also be given to the privacy of residents in existing
buildings.
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This project will be five storeys in height, but situated among three and four storey low rise
apartments and buildings to its north and west, as well as a row of single family homes to its east.

The shadow study supplied by the applicant demonstrates that the impact is minimal on adjacent
lots.

3-15 Concealed parking structures are encouraged in all commercial, mixed-use, multi-
family uses... in the Town Centre. Below grade parking structures are particularly
encouraged for Low-Rise, Medium, and High-Rise Apartment...buildings.

This project includes an underground parking garage in compliance with this policy and some
convenience at grade parking for use by visitors.

3-22 All Low-Rise Apartment developments should be a minimum of three (3) storeys and a
maximum of five (5) storeys in height.

This project complies with the height range envisioned by the policy.

2-5 Incorporating Rainwater Management practices into on-site and off-site development will be
encouraged [...]. Some examples of Rainwater Management practices include:
e Dbioretention areas;
rainwater gardens;
bioswales;
landscaped curb bulges on street right-of-ways;
rainwater harvest for irrigation; and
green roofs,

2-20 Energy efficient design and Best Management Practices are encouraged in all
developments in the Town Centre.

2-22 Maple Ridge supports the green technologies that are embedded in the Town Centre
Development Permit Guidelines and encourages the incorporation of these into development.

The project will meet Step 2 of the new Provincial Step Code. Provision of electrical charging rough-in
for all underground resident parking stalls to allow for EV vehicles and reduce greenhouse gas
emissions. Provision of reflective white roof technology by Soprema to provide a reduction of heat
absorption and provide a more pleasing environment for the roof top decks for each of the buildings.
Infiltration and bio-filtration elements are incorporated in the landscaping plans along the edges of
surface parking areas. Provision of increased depth of on-site soils for infiltration and storage of
rainwater. These project aspects will help to achieve the intent of the OCP sustainability policies.

In summary, this project increases the residential density within the North View Precinct, and
provides a healthy unit mix as well as 17 adaptive dwelling units in close proximity to the central
business district and its shops and services. The project’s three 5-storey buildings conform with the
intent of the OCP designation. The form and character is sensitive to the surrounding neighbourhood
and will add urban fabric and generate more vitality the Town Centre Area.
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ii} Zoning Bylaw:

The proposal is to rezone the expanded development site from CD-1-00 (Seniors Apartment and
Private Hospital) and RS-1 (One Family Urban Residential) to RM-2 (Medium Density Apartment
Residential), to permit three 5-storey condominium buildings (see Appendix C).

iii) Off-Street Parking and Loading Bylaw:

A total of 561 off-street parking spaces (495 spaces in an underground level and 66 surface parking
spaces for visitors) are provided on site. This meets the 561 spaces required by Off-Street Parking
and Loading Bylaw 4350 - 1990. There will be 100 short term and 84 long term bicycle parking
spaces, as well as nine (9) handicapped parking spaces. Small car parking space will make up 8.7%
or 49 parking spaces in total, also in compliance with the bylaw. All of the underground parking
spaces (495 spaces) will have electric vehicle level 2 rough in as required by the bylaw (Appendix E).

iv) Proposed Variances:

A Development Variance Permit application has been received for this project and involves the
following relaxations to the Maple Ridge Zoning Bylaw No. 3510 -1985:

e Section 7, Size of Buildings and Structures, be varied by increasing the height from
4 storeys and 15 metres to 5 storeys and 18.3 metres.

This variance is to increase the building height from 15 to 18.3 metres to accommodate an
additional storey and roofline character elements over the 5t floor decks. This relaxation in the
number of storeys and height is consistent with similar variances granted in the North View Precinct
of the Town Centre Area. This variance will also allow for less site coverage and a greater amount of
open space at ground level for common amenity space to provide a better and more livable outdoor
environment.

e Section 6, Setbacks, be varied by allowing some decks and their associated
supporting columns to project into setbacks.

A variance is required for the decks projecting into the setback areas. The required setback is 7.5
metres; however, the variance would allow a 6.0 metre setback to the face of the decks. The deck
depth have been expanded in order to make it more useable, and avoid further indented the decks
into the living space adversely impacting the livability of the unit. The area to the south property line
is the School Board parking and service lot and is not adversely impacted. The area to the west
property line is multi-family housing and will have a minimal impact, the same applies to the north
and east property lines which are also future multi-family apartments.

A Development Permit application report will be forwarded for these and any additional variance that
may be identified for this project in conjunction with final reading and the issuance of the Form and
Character Development Permit.

v) Community Amenity Contributions (CAC):

This application is subject to City Community Amenity Contribution Policy. The voluntary contribution
to be made before Final reading will be in the amount of $1,023,000 ($3,100/unit).
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vi) Development Permits:

Pursuant to Section 8.11 of the OCP, a Town Centre Development Permit application is required for
all multifamily residential, flexible mixed use and commercial development located in the Town
Centre.

vii) Advisory Design Panel:

The application was reviewed by the ADP at a meeting held on July 17. 2019 and their comments
and the applicant’s responses can be seen in Appendix F.

A detailed description of the projects form and character will be included in a future development
permit report to Council.

viii) Development Information Meeting:

A Development Information Meeting was held at Maple Ridge Activity Centre on June 4, 2019.
Thirteen (13) people attended the meeting. A summary of the main comments and discussions with
the attendees was provided by the applicant and is attached to this report in Appendix G.

4) Traffic Impact:

As the subject site is located within 800 metres of the Lougheed Highway, a referral has been sent
to the Ministry of Transportation and Infrastructure.

5) Interdepartmental Implications:
i) Engineering Department:

A Rezoning Serving Agreement will be required in conjunction with this application to address
requirements such as road widening, construction of sidewalks and street lighting, servicing and
utility upgrading and construction and implementation of traffic study requirements. The addition of
six (6) lots and increase in the number of units may affect some requirements, and will be addressed
as a condition of third reading.

ii) License, Permits and Bylaws Department:

The geotechnical report was deemed to be acceptable and a series of comments were made on
matters to be addressed at the building permit stage.
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6) School District No. 42 Comments:

Pursuant to Section 476 of the Local Government Act, consultation with School District No. 42 is
required at the time of preparing or amending the OCP. The School District responded tio the City
referral in a letter dated January 9, 2018 attached in Appendix H

Intergovernmental Issues:

i) 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 477 of the Local
Government Act. The amendment required for this application to redesignated 6 lots from Single
Residential to Low-Rise Apartment such that the development site has the same designation, 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.

CONCLUSION:

This rezoning will change the permitted density and uses from senior’s housing and private hospital
under the CD-1-11 Zone, to a full range of residential housing opportunities, within three (3) medium
rise apartment buildings, offering a healthy mix of studio units and apartments with one to three
units, plus 17 adaptive units to accommodate people with mobility restrictions and allow foraging in
place. Attractively designed buildings are proposed (Appendix K). The density level is appropriate for
the Precinct and will add to the vibrancy of the Town Centre Area. The request for 5 rather than 4
storeys, is justified because it frees the land for more active and passive open space, and will
include a public art-inspired pedestrian corner plaza.
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It is recommended that first and second reading be given to OCP Amending Bylaw No. 7577 - 2019
that second reading be given to Zone Amending Bylaw No. 7366-2017, and that application 2017-
306-RZ be forwarded to Public Hearing.

“Original signed by Adrian Kopystynski”

Prepared by: Adrian Kopystynski, MCIP, RPP, MCAHP
Planner

“Original signed by Chuck Goddard”

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

“Original signed by David Pollock” for

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

“Original signed by Kelly Swift”

Concurrence: Kelly Swift, MBA
Acting Chief Administrative Officer

The following appendices are attached hereto:

Appendix A - Subject Map

Appendix B - Ortho Map

Appendix C - OCP Amending Bylaw No. 7577 - 2019
Appendix D - Zone Amending Bylaw No. 7366 - 2017
Appendix E - Site Plan and Underground Parking Plan
Appendix F - Building Elevation Plans

Appendix G - Landscape Plan

Appendix H - DIM Report from applicant

Appendix | — ADP design comments

Appendix J - School District comments

Appendix K - Rendering
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APPENDIX C

CITY OF MAPLE RIDGE
BYLAW NO. 7577-2019

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

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

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

1. This Bylaw may be cited for all purposes as "Maple Ridge Official Community Plan Amending
Bylaw No. 7577-2019”.

2. Schedule "B" is hereby amended for that parcel or tract of land and premises known and
described as:

Lot 14 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752;

Lot 15 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752;

Lot 16 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752;

Lot 17 District Lot 399 Group 1 New Westminster District Plan 1375;

Lot 18 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752; and
Lot 19 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752;

and outlined in heavy black line on Map No. 1727, a copy of which is attached hereto and forms part
of this Bylaw, is hereby designated/amended as shown.

3. 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
READ a third time the day of , 20
ADOPTED, the day of ,20 .

PRESIDING MEMBER CORPORATE OFFICER
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APPENDIX D

CITY OF MAPLE RIDGE
BYLAW NO. 7366-2017

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. 7366-2017."
2. That parcels or tracts of land and premises known and described as:

Lot 14 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752;

Lot 15 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752;

Lot 16 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752;

Lot 17 District Lot 399 Group 1 New Westminster District Plan 1375;

Lot 18 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752;

Lot 19 Block 3 District Lot 399 Group 1 New Westminster District Plan 13752; and
Lot G, Except Portions in Plans 19681, 59663, 63321 and LMP 27701, District Lot
399, Group 1, New Westminster District Plan 10689.

and outlined in heavy black line on Map No. 1727 a copy of which is attached hereto
and forms part of this Bylaw, is hereby rezoned to RM-2 (Medium Density Apartment
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 10t day of October, 2017.

READ a second time the day of , 20

PUBLIC HEARING held the day of , 20'

READ a third time the day of , 20

APPROVED by the Ministry of Transportation and Infrastructure this day of
, 20

ADOPTED, the day of , 20

PRESIDING MEMBER CORPORATE OFFICER
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APPENDIX H

Summary Report
22229 Brown Ave, 12087, 12097, 12117, 12127, 12131, and 12149 223 Street
City of Maple Ridge Application No. 2017-306-RZ

Page |3

1. Introduction

The following report is submitted to the City of Maple Ridge to summarize the results of the Development
information meeting for the above application.

The Public Information Meeting (DIM) for the City of Maple Ridge Application No. 2017-306-RZ, located at
22229 Brown Ave, 12087, 12097, 12117, 12127, 12131 and 12149 223 Street was held on June 4, 2019 from
6:00 p.m. to 8:00 p.m. at the Maple Ridge Senior Activity Centre. The purpose of the DIM was to present the
proposed development plans, and gain feedback from the community.

2, Public Information Meeting (June 4, 2019)

2.1. Notification

Per City policy, the public was notified through a direct mail-out to neighbouring properties.

The City of Maple Ridge staff generated and provided the mailing labels for all properties within 100 meters of
the development site. A total of 471 notifications were mailed out on May 23, 2019, approximately 11 days
prior to the DIM. A copy of the maii-out invitation can be found in Appendix A.

The natification provided general information including an overall description of the development, location of the
DIM and a locational map of the subject site to provide context. Contact information was provided on the
invitation for anyone who wished to ask a question, inquire, or make a comment if unable to attend the meeting.

2.2. Public Information Meeting Logistics

The DIM was held at the Maple Ridge Senior Activity Centre (12150 224 Street, Maple Ridge, BC). The venue
location, parking availability, and total space of the setting were suitable to host the DIM. The meeting was
scheduled from 6:00 p.m. to 8:00 p.m. on Tuesday June 4, 2019. The consulting team prepared the meeting
room in advance of the publicly advertised start time.

The consulting team in attendance included:

e Patricia Campbell — PMG Landscape Architects
¢ David Walls — Barnett Dembek Architects Inc

e Avtar Johl — Project Manager

+ Ron Antalek — Marketing

ZPLATINUMGROUP



Summary Report
22229 Brown Ave, 12087, 12097, 12117, 12127, 12131, and 12149 223 Street
City of Maple Ridge Application No. 2017-306-RZ
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2.3. Public Information Meeting Details

A total of thirteen (13) attendees signed the attendance sheet (see Appendix C). All 13 attendees who signed
in provided their address and either reside or have a property interest in the community.

The DIM was arranged in an open house format where community members viewed display boards and had
the opportunity to ask questions to the project team members. A total of eleven (11) display boards were
exhibited at the DIM. Tables and chairs were setup in the middle of the room to allow members of the public to
fill in their questionnaire and comment sheet.

The display boards that were presented at the meeting provided the details for the zoning bylaw, architectural,
landscape and engineering key plan.

In addition to these display boards a Questionnaire / Comment Sheet was provided to the public (see Appendix
D.) The questionnaire / comment sheet could either be completed at the meeting and returned to the project
team or returned by email. Eight (8) comment sheets were completed at the DIM and four (4) comment sheet
were delivered by hand at the DIM and one (1) comment sheet was e-mailed the next day for a total of thirteen (13)
comment sheets,

3. Public Information Meeting Results

A questionnaire was prepared to gather public input on the proposed development. The questionnaire was
designed with three questions regarding the project.

ZPLATINUMGROUP
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1.

Summary Report

22229 Brown Ave, 12087, 12097, 12117, 12127, 12131, and 12149 223 Street
City of Maple Ridge Application No. 2017-306-RZ

Question 1

Page |5

The developer is proposing to rezone the Property from CD-1-00 (Seniors Apartment and Private
Hospital) to RM-2 (Medium Density Apartment) to develop 330 apartments in three 5-storey buildings with
underground parking with a total floor area of approximately 26,299m2:

Respondents

12

10

SUPPORT FOR PROPOSED REZONING

1 1
] [ ] ° °
Support Somewhat Support Neutral Somewhat Oppose Oppose
Opinion

Additional Written Comments:

Affordable housing needed

Opportunity for first time homebuyers, families and seniors.

Inventory offering affordability is highly needed for seniors, young families, low income
Require more quality accommodation in City Town Center

Beautiful design — will improve the area

Great for the community

ZPLATINUMGROUP
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22229 Brown Ave, 12087, 12097, 12117, 12127, 12131, and 12149 223 Street
City of Maple Ridge Application No. 2017-306-RZ
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2. What are your impressions regarding the proposed design of the apartments?
SUPPORT FOR PROPOSED DESIGN
8
8 P
7
o 6
=
95
[
o
a4
2 3
3
2
1 1
: |
Support Somewhat Support Neutral Somewhat Oppose Oppose No Response

Opinion

Additional Written Comments

Fits into the community

Great street appeal, fits into the community

Well designed, provides diversily for different housing demands

Like design — fits into the community

Great addition to City, affordable housing needed

Good project, not enough green land

Fabulous design, renewing the look of the neighborhood

Looks perfect

Another apartment building, rather large on 223 Street, landscaped areas seem nice

ZPLATINUMGROUP



Summary Report
22229 Brown Ave, 12087, 12097, 12117, 12127, 12131, and 12149 223 Street
City of Maple Ridge Application No. 2017-306-RZ
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3.4. Question3

Any other thoughts that you would like to share regarding the proposed development?

Additional Written Comments

e Do it as soon as possible

s Help seniors settle into City

e Great addition — provides affordable housing

o  Suitable for all kinds of people

e Consider less parking to make more affordable, encourage fewer cars and more alternative
transportation, increase traffic concem, improve bike routes, more municipal park and meeting
places, not a good idea for Brown Ave drop off zone.

4. Conclusion

Based on the completed questionnaires and the comments at the public open house, attendees were
overwhelmingly supportive of the development proposal, with an overall 11 respondent being supportive, 1
respondent being somewhat supportive of the application and one respondent being neutral.

Comments brought up at the public information meeting and in the questionnaire, include comments on the
welcomed improvement in the area, happy with the range of units to attract a diversity of buyers, smaller unit
sizes will lead to relative market affordability and attractive design of the buildings and landscape areas. As
the project was very well received it is not anticipated to make any revisions to the design of the project at this time.

If you have guestions about this report please do not hesitate to contact the undersigned.

Yours truly,

Platinum Group

Avtar Johl, CA
Project Manager

ZPLATINUMGROUP
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ADP design comments

Landscape Comments:

1. Consider providing adaptable units on ground floor; ensure access is available to greater
circulation system from adaptable units;
Landscape Architectural Response: Adaptable unit is provided in Building 2. Where adaptable unit
the only change in grading necessary is a slight sloping to eliminate the step at the building access
point. No change in layout required. ‘

2. Consider programming for older children in amenity areas;
Landscape Architectural Response: There is a strong focus on play structures for house-bound
mothers with small children as older children have wider access to play opportunities at school and
parks but by including natural play components tucked into landscape there is no real age focus and
offers play opportunities for older children

3. Ensure tree selection on slab is appropriate for soil depth;
Landscape Architectural Response: Large growing tree species were shown in some of the interior
planting beds. These large growing species were either moved to perimeter area and smaller
species moved to replace or tree varieties in the interior beds were changed to small or medium
scale tree species. The perimeter landscape beds have substantial soil volume for large trees.
Where less soil volume in interior planting areas, smaller species are now shown. Plant quantities
were updated to show specified trees.

4, Consider articulating or activating narrow fenced walkways associated with rooftop amenity
either with landscape or hard surfacing or additional seating.
Landscape Architectural Response: Roof deck plans have been amended to address the concern for
narrow corridors. The plans have been amended to show walks that jog move and are placed in
wider landscape areas. Widened areas have rock cobble beds, additional planters and some
benches added. Plantings in roof deck planters amended to show layers of landscape and more
interest to the spaces.

Architecture Comments:

1. Consider articulating or providing windows on blank walls of Building 1;
Architectural Response: Windows added and existing windows made larger.

2.  Consider deieting storage room and adding partition doors to create a more flexible
amenity space;

Architectural Response: Some storage rooms deleted and created a larger area for the feasibility

of the amenity area

3. Consider providing access to the washroom from the elevator corridor;
Architectural Response: This cannot be done according to the Building Code

4. Consider adding accent colours to the facades and incorporating colour palette to
landscape;
Architectural Response: Building entrances enhanced and accent colours added art entrys.

5.  Consider adding variety to material to create individual building identities.
Architectural Response: Ledgestone colour added to Building 1 to create individual building
identities.
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January S, 2018

City of Maple Ridge
11995 Haney Place
Wiaple Ridge, BC V2X 6A8

Attention: Chee Chan
Dear Mr, Chan:

Re: File 8: 2017-306-RZ \
Legal: Lot “G” Except Portions in Plans 19681, 59663, 63321 and LMP27701, D.L.
399, Group 1, NWP10689
Location: 22229 Brown Avenue
From: CD-1-00 (Senior Apartment and Private Haspital)
To: RM-2 (Medium Density Apartment Residential)

The proposed application would affect the student population for the catchment areas currently served
by Eric Langton Elemnentary and Maple Ridge Secondary School.

Eric Langton Elementary has an operating capacity ~F AN& ctidante Enrthe 901718 schopl year the
student enrolment at Eric Langton Elementary wa including 299
students from out of catchment.

Maple Ridge Secondary School has an operating capacity of 1300 students. For the 2017-18 <rhnnl year
the student enrolment at Maple Ridge Secondary School was 1332 student: wcluding
871 students from out of catchment.

Sincerely,

Flavia Coughlan
Secretary Treasurer
The Board of Education of School District No. 42 (iMaple Ridge — Pitt Meadows)

oo Rick Delorme
David Vandergugten
James Clarke
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MAPLE RIDGE

British Cotumbia

— - City of Maple Ridge
mapleridge.ca Y ple Ridg
TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2017-185-RZ
FROM: Chief Administrative Officer MEETING: CoW

SUBJECT: Second Reading
Zone Amending Bylaw No. 7362-2017
11143 Princess Street

EXECUTIVE SUMMARY:

An application has been received to rezone the subject property, located at 11143 Princess Street,
from RS-1 (One Family Urban Residential) to R-1 (Residential District) to permit future subdivision
into approximately two lots. Council granted first reading to Zone Amending Bylaw No. 7362-2017 on
December 5, 2017.

Pursuant to Council policy, this application is subject to the Community Amenity Contribution (CAC)
Program, and will be requested to pay $5,100.00 for the additional lot, as the original lot is exempt
when a subdivision is proposing fewer than three lots.

RECOMMENDATIONS:

1) That Zone Amending Bylaw No. 7362-2017 be given second reading, and be forwarded to Public
Hearing;

2) 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) Road dedication as required;

iiii) Registration of a Restrictive Covenant for the Geotechnical Report, which addresses the
suitability of the subject property for the proposed development;

iv) Registration of a Restrictive Covenant for the location within the Floodplain;
V) Registration of a Restrictive Covenant for Tree Protection;
Vi) Registration of a Restrictive Covenant for Stormwater Management;
vii) Removal of existing building/s;
viii) 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; and 1 1 0 5
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ix) That a voluntary contribution, in the amount of $5,100.00 be provided in keeping with the
Council Policy with regard to Community Amenity Contributions.

DISCUSSION:

1) Background Context:

Applicant: Eun Hong
Legal Description: Lot 1104 District Lots 279 and 281 Group 1 New Westminster
District Plan 46939
OCP:
Existing: Single-Family & Compact Residential
Zoning:
Existing: RS-1 (One Family Urban Residential)
Proposed: R-1 (Residential District)
Surrounding Uses:
North: Use: Single-Family Residential
Zone: RS-1 (One Family Urban Residential)
Designation:  Single-Family & Compact Residential
South: Use: Single-Family Residential
Zone: RS-1 (One Family Urban Residential)
Designation:  Single-Family & Compact Residential
East: Use: Single-Family Residential
Zone: RS-1 (One Family Urban Residential)
Designation:  Single-Family & Compact Residential
West: Use: Single-Family Residential
Zone: RS-1 (One Family Urban Residential)
Designation:  Single-Family & Compact Residential
Existing Use of Property: Single-Family Residential
Proposed Use of Property: Single-Family Residential
Site Area: 1,000 m2 (0.25 acres)
Access: Ditton Street and Princess Street
Servicing requirement: Urban Standard

2)  Project Description:

The subject property is approximately 1,000 m2 (0.25 acres) in area and is bound by single-family
residential properties to the north, east, south and west. There are trees located along the Ditton
Street frontage, and some hedging along the Princess Street frontage (see Appendices A and B).

The applicant is proposing to rezone the subject property from RS-1 (One Family Urban Residential)
to R-1 (Residential District) (see Appendix C) to permit future subdivision into two single-family
residential lots (see Appendix D).
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3) Planning Analysis:

Official Community Plan:

The subject property is located within the Hammond Area Plan and is currently designated Single-
Family & Compact Residential. Section 3.1 in the Hammond Area Plan identifies that “Hammond is
an established neighbourhood and it is important that new development is compatible with existing
character. Retaining neighbourhood character is a key aim for the Hammond Area Plan, while
allowing for increased residential densities that support a more vibrant community. Additionally,
introducing new forms of residential development is intended to attract new residents and enable
current residents to “age in place”. The Single-Family & Compact Residential designation allows for
single family, duplex and triplex forms of development. Section 3.1.1 outlines “the intent is to allow
for some density increase that is compatible with existing single-family form and neighbourhood
character”. The proposed zoning to R-1 (Residential District) is supported within the Single-Family &
Compact Residential designation.

The Hammond Area Plan consists of four ‘precincts’ with a goal of identifying a clear difference in
neighbourhood character, including: land use, street grid pattern, built form and public space. Input
was generated through the public consultation process for the Hammond Area Plan, and the
following four precincts were identified:

North Hammond

Upper Hammond

Lower Hammond (subject property)
Maple Meadows Business Park

The subject property is located within the Lower Hammond precinct. As identified in Section 2.3,
Precinct 3: Lower Hammond, “there are a number of older homes scattered throughout Lower
Hammond, described in the Heritage Character Study (Donald Luxton & Associates), as being “pre-
1940’s wood frame structures that reflect the working-class nature of the area”, but lacking in
concentration of similar structures found in Upper Hammond.” The subject property, known as
‘Rogers House’ had also been identified on Figure 1, Section 2.2.1, Heritage Character Area, as
having ‘Heritage Potential’, which states: “There are a number of sites within the area boundaries
that have high potential for inclusion on the Maple Ridge Heritage Inventory or Register. These sites
have not been fully researched or evaluated, but they make a strong contribution to neighbourhood
character and have been flagged for their potential heritage value.” The subject property, in the end,
was not included in the Heritage Inventory work completed by Donald Luxton & Associates. While
staff have encouraged and explored options for the applicant to pursue a Heritage Revitalization
Agreement, the applicant has indicated they wish to remove the existing home and proceed with a
two lot subdivision application.

i) Zoning Bylaw:

The current application proposes to rezone the subject property from RS-1 (One Family Urban
Residential) to R-1 (Residential District) to permit subdivision into approximately two single-family
residential lots. The minimum lot size for the current RS-1 (One Family Urban Residential) zone is
668 m2, and the minimum lot size for the proposed R-1 (Residential District) zone is 371 m2.
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ii) Advisory Design Panel:

This application does not need to be reviewed by the Advisory Design Panel because a Form and
Character Development Permit is not required.

iii) Development Information Meeting:

A Development Information Meeting is not required for this application, as there are fewer than five
dwelling units being proposed.

4) Interdepartmental Implications:

i) Engineering Department:

To fulfill requirements with the Subdivision and Development Servicing Bylaw, the Engineering
Department comments are as follows:

e Cash-in-lieu for curb, gutter and sidewalk along Ditton Street and Princess Street frontages;
e Ditch fronting Princess Street must be maintained;

Approximately 1 m (3ft.) of road widening required along Ditton Street and Princess Street
frontages; as well, the bus stop pad to remain in same location;

New storm service connections and condition of existing storm pipe to be confirmed;
New water service and sanitary connections required;

Require 25 percent cash-in-lieu for future ornamental street lighting;

Street tree planting required; and

All utility connections to be underground.

ii) Building Department:

As the property is located within the floodplain, a Floodplain Covenant must be registered on title.

5)  School District No. 42 Comments:

The proposed application would affect the student population for the catchment areas currently
served by Hammond Elementary and Westview Secondary School. Hammond Elementary has an
operating capacity of 457 students. Actual numbers for 2016 student enrolment at Hammond
Elementary was 410 students (92% utilization). Westview Secondary School has an operating
capacity of 1200 students. Actual numbers for 2016 student enrolment at Westview Secondary
School was 765 students (64% utilization).
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CONCLUSION:

It is recommended that second reading be given to Zone Amending Bylaw No. 7362-2017, and that

application 2017-185-RZ be forwarded to Public Hearing.

“Original signed by Adam Rieu”

Prepared by: Adam Rieu
Senior Planning Technician

“Original signed by Chuck Goddard”

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

“Original signed by Christine Carter”

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

“Original signed by Kelly Swift”

Concurrence: Kelly Swift, MBA
Acting Chief Administrative Officer

The following appendices are attached hereto:

Appendix A - Subject Map

Appendix B - Ortho Map

Appendix C - Zone Amending Bylaw No. 7362-2017
Appendix D - Subdivision Plan
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APPENDIX C

CITY OF MAPLE RIDGE
BYLAW NO. 7362-2017

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. 7362-2017."
2. That parcel or tract of land and premises known and described as:

Lot 1104 District Lots 279 and 281, Group 1 New Westminster District Plan 46939

and outlined in heavy black line on Map No. 1723 a copy of which is attached hereto
and forms part of this Bylaw, is hereby rezoned to 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 5t day of December, 2017.

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
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mapieriage.ca

City of Maple Ridge
TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2018-231-RZ
FROM: Chief Administrative Officer MEETING: CoW

SUBJECT: Second Reading
Zone Amending Bylaw No. 7483-2018;
28621 104 Avenue & 10455 287 Street

EXECUTIVE SUMMARY:

An application has been received to rezone the subject properties located at 28621 104 Avenue and
10455 287 Street from A-2 (Upland Agricultural) and A-1 Small Holdings Agriculture to RS-3 (One
Family Rural Residential), to permit a future subdivision of approximately 4 lots. Council granted first
reading to Zone Amending Bylaw No. 7483-2018 on July 24, 2018. The minimum lot size for the
current A-2 Upland Agricultural zone is 4 hectares (10 acres) and the minimum lot size for the
current A-1 Small Holdings Agriculture zone is 2 hectares (5 acres).

This application is in compliance with the OCP. There are watercourses and environmentally
sensitive areas on the site. The preferred method of protecting these areas for this application is
through restrictive covenants rather than dedication. For this reason, no Official Community Plan
amendment is proposed to bring these areas into conservation.

Pursuant to Council policy, this application is subject to the Community Amenity Contribution
Program at a rate of $5,100.00 per single family lot, for an estimated amount of $10,200.00.

RECOMMENDATIONS:

1) That Zone Amending Bylaw No. 7483-2018 be given second reading, and be forwarded to Public
Hearing;

2) 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;

i) Road dedication on 104th Avenue and 287t Street as required (corner truncation only);

iili) Registration with Fraser Health for septic disposal and water quality; and registration of a
Restrictive Covenant for the protection of the septic field areas;

iv) Registration with the Ministry of Environment Water Protection and Sustainability Branch
for water wells;

v) A Professional Engineer’s certification that adequate water quantity for domestic and fire
protection purposes can be provided;
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vi) That a voluntary contribution, in the amount of $5100.00 per lot be provided in keeping
with the Council Policy with regard to Community Amenity Contributions, for a total of
$10,200.00, based on two new lots being created.

DISCUSSION:

1) Background Context:

Applicant:

Legal Description:

OCP:

Existing:
Proposed:

Zoning:

Existing:
Proposed:

Surrounding Uses:

North:

South:

East:

West:

Existing Use of Property:
Proposed Use of Property:

Site Area:
Access:

Servicing requirement:

Alair Homes, Justin Endresen

Lot 5 Section 9 Township 15 New Westminster District Plan 66081
Lot 13 Section 9 Township 15 New Westminster District Plan 66392

RURRES (Rural Residential)

Rural Residential

A-2 (Upland Agricultural) & A-1 Small Holdings Agriculture
RS-3 (One Family Rural Residential)

Use:
Zone:

Designation:

Use:
Zone:

Designation:

Use:
Zone:

Designation:

Use:
Zone:

Designation:

Rural Residential

A-2 (Upland Agricultural)
Rural Residential

Rural Residential

A-2 (Upland Agricultural)
Rural Residential

Rural Residential

A-1 (Small Holding Agricultural)
Rural Residential

Rural Residential

A-2 (Upland Agricultural)
Rural Residential

Rural Residential
Rural Residential

8.8 Ha. (22 acres)
287t Street and 108t Avenue

Rural Standard

2) Project Description:

This proposal is to rezone the subject properties from their current agricultural zones (A-1 and A-2) to
RS-3 (One Family Rural Residential), in compliance with the land use designation of the subject

properties.

A four lot rural subdivision with minimum 2 hectare (5 acre) lots is proposed, with

access from 104th Avenue for two of the proposed lots, with the remainder to be taken from 287th
Street. The subject site is located in East Maple Ridge, a rural area reliant on on-site water and
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sewer. An indeterminate watercourse exists on the property at 28621 104th Avenue. The subject
site slopes gradually from west to 287th Street, which marks its highest point. The applicant
proposes to retain the two existing houses with this subdivision. In order to keep these two houses,
demonstration of septic disposal and potable water quality and quantity will be required.

3) Planning Analysis:

i) Official Community Plan:

The proposed RS-3 Zoning is consistent with the Rural Residential designation of the subject
property, and for this reason, this application is supportable.

ii) Zoning Bylaw:

One of the subject properties is zoned A-2 Upland Agriculture. The other subject property is zoned A-
1 Small Holding Agriculture. The minimum lot size for the current A-2 Upland Agriculture zone is 4
hectares or 10 acres, while the minimum parcel size for the current A-1 Small Holding Agriculture
zone is 2 hectares or 5 acres. The proposed RS-3 (One Family Rural Residential) zone has a
minimum lot size of 2 hectares or 5 acres if served by well. These minimum requirements will be
met with this application.

iii) Off-Street Parking and Loading Bylaw:

Each parcel will be required to provide a minimum of 2 off street parking stalls to serve each
residence. Given the site area involved (minimum 2.0 ha or 5 acres per lot), these requirements are
not anticipated to be difficult to achieve.

iv) 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.

4)  Environmental Implications:

The Environmental Section of the Planning Department has reviewed this proposal along with
consultant reports. The scope of their comments include watercourse protection measures,
restoration and enhancement planting, tree management, stormwater management, erosion and
sediment control, and the need for identification of locations of wells and septic fields.

5) Interdepartmental Implications:
i) Engineering Department:

As this development will rely on on-site water and septic, it will have a minimum requirement for
municipal services. As the existing two dwellings on site are proposed to be retained, the services of
a qualified professional to assess septic disposal and potable water will be required for these
existing dwellings as a condition of subdivision. Road dedication to provide a 4 metre corner
truncation will be required at the intersection of 287t Street and 108t Avenue.

Page 3 of 4



ity License, Permits and Bylaws Department:

As a condition of a building permit, the applicant will be required to demonstrate localized drainage

of stormwater.

iii) Fire Department:

This application will require proof of sufficient water quantity for fire suppression purposes.

CONCLUSION:

It is recommended that second reading be given to Zone Amending Bylaw No. 7483-2018, and that

application 2018-231-RZ be forwarded to Public Hearing.

“Original signed by Diana Hall”

Prepared by: Diana Hall M.A., MCIP, RPP
Planner

“Original signed by Chuck Goddard”

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

“Original signed by Christine Carter”

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

“Original signed by Kelly Swift”

Concurrence: Kelly Swift, MBA
Acting Chief Administrative Officer

The following appendices are attached hereto:

Appendix A - Subject Map

Appendix B - Ortho Map

Appendix C - Zone Amending Bylaw No. 7483-2018
Appendix D -Subdivision Plan
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APPENDIX C

CITY OF MAPLE RIDGE
BYLAW NO. 7483-2018

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. 7483-2018."
2. Those parcels or tracts of land and premises known and described as:

Lot 5 Section 9 Township 15 New Westminster District Plan 66081
Lot 13 Section 9 Township 15 New Westminster District Plan 66392

and outlined in heavy black line on Map No. 1767, a copy of which is attached hereto

and forms part of this Bylaw, is/are hereby rezoned to RS-3 (One Family Rural
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 24t day of July, 2018.

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
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MAPLE RIDGE

British Columbia

mapleridge.ca
City of Maple Ridge
TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2016-374-DP
FROM: Chief Administrative Officer MEETING: CoW
SUBIJECT: Wildfire Development Permit
24070 132 Avenue
EXECUTIVE SUMMARY:

Wildfire Development Permit application 2016-374-DP has been received in conjunction with a
Rezoning application, Development Variance Permit application, Natural Features and Watercourse
Protection Development Permit application and a Subdivision application for the creation of three
single family residential lots, under the R-1 (Residential District) zone. A Wildfire Development
Permit is required as the subject property is located within the Wildfire Development Permit area.
Council granted final reading for rezoning application 2015-021-RZ on September 10, 2019.

This application has been reviewed in relation to the revised Key Guideline Concepts (Section
8.12.1) and Guidelines (Section 8.12.2) of the Wildfire Development Permit, and in consideration of
the Home Owners FireSmart Manual (BC Forest Service Protection Program).

RECOMMENDATION:

That the Corporate Officer be authorized to sign and seal 2016-374-DP respecting property located
at 24070 132 Avenue.

DISCUSSION:

a) Background Context

Applicant: Shida Neshat-Behzadi
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: R-1 (Residential District)
Surrounding Uses:
North: Use: Park
Zone: RS-1b (One Family Urban (Medium Density) Residential)

Designation:  Conservation and Low Density Urban
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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
Site Area: 2.0 ha (5 acres)
Access: Shoesmith Loop
Servicing requirement: Urban Standard

b) Project Description:

The subject property, located at 24070 132 Avenue, is 2.0 ha (5 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 Appendices A and B). The subject property consists of
steep slopes, a large ravine, Millionaire Creek, and a small developable area located on a plateau in
the northwest corner. Vegetation on the subject property is mainly comprised of a mixed forest that
is relatively undisturbed throughout the majority of the site, with the exception of the plateau section.
The plateau is made up of lawn, garden and ornamental trees and shrubs. Invasive species, such as
English vy and Himalayan Blackberry have been located in some areas of the subject property and
will be removed as part of the enhancement and restoration works. The steep slopes, ravine and
watercourse will be dedicated to the City as Conservation. A tree protection covenant will be
registered to retain the two significant trees located on the proposed north-eastern property
boundary of proposed lot 1.

The applicant is proposing to rezone the subject property from RS-3 (One Family Rural Residential) to
R-1 (Residential District) to permit future subdivision into approximately three single family
residential lots, not less than 371 m? (3,994 ft2) (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.
The remainder of the subject property will be dedicated as park for Conservation purposes. Access
to the proposed lots will be provided from Shoesmith Loop. The application will require a variance
for the rear yard setback in order to retain the existing house; however, in the future, if the existing
house is to be removed, the new home location would be required to adhere to the current Zoning
Bylaw and not be permitted to keep its original footprint. This will be achieved through a No-Build
Restrictive Covenant on proposed lot 3.

A Wildfire Hazard Assessment has been received from Diamond Head Consulting Ltd. and was
prepared by a Registered Professional Forester qualified by training or experience in fire protection
engineering, with at least two years of experience in fire protection engineering and with assessment
and mitigation of wildfire hazards in British Columbia.
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¢) Planning Analysis

The Wildfire Development Permit Area Guidelines are intended for the protection of life and property
in designated areas that could be at risk for wildland fire and where this risk, in some cases, may be
reasonably abated through implementation of appropriate precautionary measures.

A Wildfire Development Permit is required for all development and subdivision activity or building
permits for areas within the Wildfire Development Permit area, as identified in the Official
Community Plan (OCP). The Wildfire Development Permit (WFDP) Guidelines are to work in concert
with all other regulations, guidelines and bylaws in effect.

This development respects the key guidelines as outlined in this section with comments provided by
the Registered Professional Forester:

1. Locate development on individual sites so that, when integrated with the use of mitigating
construction techniques and landscape management practices, the risk of wildfire hazards is
reduced;

New structures will have a 10 m (33 ft.) area that is free of potential fuel sources. The existing
structure will have a 5 m (16 ft.) area that is free of potential fuel sources, as well, vegetation
will receive treatments within 5-10 m. All conifers within 10 m, but above slope top of bank,
should be removed.

2. Mitigate wildfire impacts while respecting environmental conservation objectives and other
hazards in the area;

Mitigation measures have been proposed that respect ecological sensitivity of conservation
areas. No mature trees are to be removed on steep slopes leading to Millionaire Creek. No
ground disturbance permitted in tree removal areas or pruning inside the conservation area.

3. Ensure identified hazard areas are recognized and addressed within each stage of the land
development process;

All forested areas have been assessed and delineated into fuel types. Fire behaviour potential
of these areas has been analysed. These findings have driven the recommended fuel
treatments. Recommendations for each stage of construction can be found in the Wildfire
Development Permit Report from Diamond Head Consulting Ltd.

4. Manage the interface forest fuel components, including vegetation and structures, thereby
increasing the probability of successful fire suppression, containment and minimize adverse
impacts.

Removal and pruning of retained coniferous trees to 5 m and retention of fire resistant
deciduous trees.

d) Environmental Implications

An application for a Watercourse and Natural Features Protection Development Permit 2015-021-DP
has been received and approved by the Director of Planning. The Project Coordinator for the
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professional consultants for this development has reviewed all the consultant reports and ensured
that there are no incompatibilities with regard to recommendations, standards, policies, or

guidelines resulting from the work/reports of the professional consultants.

e) Financial Implications

A security in the amount of $9,800.00 will be taken as a condition of the Wildfire Development

Permit to ensure that the initially proposed clearing, trimming and removals will occur.

CONCLUSION:

This application is consistent with the Wildfire Development Permit Key Guideline Concepts (Section
8.12.1) and Guidelines (Section 8.12.2), and in consideration of the Home Owners FireSmart
Manual (BC Forest Service Protection Program). Therefore, it is recommended that this Wildfire

Development Permit 2016-374-DP be approved.

“Original signed by Adam Rieu”

Prepared by: Adam Rieu
Senior Planning Technician

“Original signed by Doug Armour”

Reviewed by: Doug Armour
Assistant Chief

“Original signed by Chuck Goddard”

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

“Original signed by Christine Carter”

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

“Original signed by Kelly Swift”

Concurrence: Kelly Swift, MBA
Acting Chief Administrative Officer

The following appendices are attached hereto:
Appendix A - Subject Map

Appendix B - Ortho Map

Appendix C - Site Plan

Page 4 of 4









| SUBDIVISION PLAN OF LOT 8 SECTION 27
TOWNSHIP 12 NEW WESTMINSTER DISTRICT PLAN 2622
EXCEPT THOSE PARTS SHOWN ON PLAN EPP91075

BCGS 92G.028
CITY OF MAPLE RIDGE
SCAL : 500

o 10 20 30 40m
L

DATUM: NADE3{CSRS) 4.0,0.8C.1.GVRD
UTM ZONE 10

UTM NORTHING: 5,454,450.475m
UTM EASTING: 532,325.975m

POINT COMBINEQC FACTOR: 0.9996036
ESTIMATED HORIZONTAL
POSITIONAL ACCURACY: 0.05m

(All distances are in metres)

The intended plot size of this plan is 432mm in width by
559mm in height (C size) when plotted ot a scale of 1:500
Bearings ore grid derlved fram differential dual frequency
GNSS observations and are referred to the central

meridian of UTM Zone 10 {123'W}.

The UTM coordinates and estimated horizontal positional

AVENUE

APPENDIX C

Vantage Land Surveying Lid.
callimation@show.ca
FILE: 00208—-S01A

et Wt _B.463
i i a3 88'47'43 LN
?;;C;srucy achieved ore dsrlved_ from duaf frequency  egsTi3 8B'4T43 ~ Y =
observations using Can—Net reference 73.000 26.940
network stotion MISI. A
This plan shows horizontal graund—level Q~ L;
distances unless otherwise specified. Q A A
To compute grid distonces, multiply Qo | 1 7\2. ’\ _
ground—level distances by the average N . EAYY N i
combined factor of 0.9996060. The average ~J ] 14 649.0m g )
combined factor has been delermined bosed °
on on eltipsoidal elevation of 43 metres. X =
= 0.750 88'47'43"
22 S wtS
o
PLAN BCFP240719 (92} =g
L &
Note: Q -
This plan shows cne or more witness posts
which ore not set on the true corner(s). X
This pion does not lie within (¥} ol
an Integrated Survey Areo. ala
g ¥
LEGEND
® indicates standord iron post found
O indicates slondard iron post ploced
THIS PLAN LIES WITHIN THE JURISDICTION OF THE
APPROVING OFFICER FOR THE CITY OF MAPLE RIDGE ,l
: e
DETAIL (not to scale) B
A
il
8
a
o
5713 \ M~
LA PARK
13,06 : =
|
| '('4) PLAN EPP91075
S | l(ﬁ B3 7
Q | 3le
Q . Qc e
. ®|B
3 b Q 9 PLAN 2622
als
I g E
< "
- | =
= | =
2 %
|
S | S
X iy
© % POSTING PLAN S69766
l POSTING PLAN R119718
|
wt
tn
n
2 :
2 Bl
- 31e
2lS
"
PARK DATUM: NADE3(CSRS) 4.0.0.BC.1.GVRD
UTM ZONE 10 N
UTM NORTHING: 5,454,261.393m
PLAN BCF24019 UTM EASTING: 532,330.455m
' POINT COMBINED FACTOR: 0.9996047
ESTIMATED HORIZONTAL
FOSITIONAL ACCURACY: 0.05m
106.836
88'53'24"
12
A
PARK PLAN 26.
PLAN BOP36962 PLAN BCP36495 22

THIS PLAN LIES WITHIN THE METRO VANCOUVER REGIONAL DISTRICT

The field survey represented by this plen wos
completed on the 30th day of Mareh, 2019

Lorin levae  BCLS 857




MAPLE RIDGE

British Columbia

mapleridge.ca
City of Maple Ridge
TO: His Worship Mayor Michae! Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2018-509-DP
FROM: Chief Administrative Officer MEETING: CoW
SUBJECT: Wildfire Development Permit
14155 Marc Road
EXECUTIVE SUMMARY:

A Wildfire Development Permit application has been received in conjunction with a rezoning and
subdivision application for the creation of a 109 single family lot development. A Wildfire
Development Permit is required as the subject property, located at 14155 Marc Road is located
within the Wildfire Development Permit area. Council gave final reading for rezoning application
2016-091-RZ on July 23, 2019.

This application has been reviewed in relation to the revised Key Guideline Concepts (Section
8.12.1) and Guidelines (Section 8.12.2), and in consideration of the Home Owners FireSmart
Manual (BC Forest Service Protection Program).

RECOMMENDATION:

That the Corporate Officer be authorized to sign and seal 2018-509-DP respecting property located
at 14155 Marc Road.

DISCUSSION:

a) Background Context

Applicant: Morningstar Homes Ltd.
Legal Description: Lot: 3, Section: 32, Township: 12, Plan: LMP14126
OCP:
Existing: ECO (Eco Clusters), Conservation, Rural Residential
Proposed: Eco Clusters, Conservation
Zoning:
Existing: A-2 (Upland Agricultural)
Proposed: R-1 (Residential District), R-2 (Urban Residential District)

Surrounding Uses:

North:  Use: Vacant
Zone: A-2 (Upland Agricultural)
Designation: Rural Residential & Agricultural
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South: Use: Single Family Residential

Zone: R-1 (Residential District)
Designation: Eco Clusters
East: Use: Single Family Residential
Zone: RS-3 (One Family Rural Residential)
Designation: Eco Clusters and Conservation
West: Use: Blaney Bog
Zone: A-b (Agriculture Only)
Designation: Park within the ALR and Rural Residential
Existing Use of Property: Vacant
Proposed Use of Property: Urban Residential
Site Area: 30.079 Ha. (74.32 acres)
Access: Marc Road
Servicing requirement: Urban Standard

b) Project Description:

This development variance application is to support a rezoning and subdivision application for 109
single family houses in the Silver Valley Area. The site is characterized by complex topography, with
steep slopes and watercourses.

A Wildfire Hazard Assessment has been received from Diamond Head Consulting Ltd. and was
prepared by a Registered Professional Forester qualified by training or experience in fire protection
engineering, with at least two years of experience in fire protection engineering and with assessment
and mitigation of wildfire hazards in British Columbia.

c) Planning Analysis

The Wildfire Development Permit Area Guidelines are intended for the protection of life and property
in designated areas that could be at risk for wildland fire and where this risk, in some cases, may be
reasonably abated through implementation of appropriate precautionary measures.

A Wildfire Development Permit is required for all development and subdivision activity or building
permits for areas within the Wildfire Development Permit area, as identified in the Official
Community Plan (OCP). The Wildfire Development Permit (WFDP) Guidelines are to work in concert
with all other regulations, guidelines and bylaws in effect.

This development respects the key guidelines as outlined in this section with comments provided by
the Registered Professional Forester:

1. Locate development on individual sites so that, when integrated with the use of mitigating

construction techniques and landscape management practices, the risk of wildfire hazards
is reduced;
The lots at greatest risk, at the perimeter of the subdivision in the forest interface area will
be required to remove all highly flammable vegetation and other combustibles. Yards should
be short grass or non-combustible surface, or planted and maintained with low density, fire-
resistant plants and shrubs. No vegetation should be in contact with structures.
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2. Mitigate wildfire impacts while respecting environmental conservation objectives and other
hazards in the area;
Environmental dedication area and private lands 30 - 100 m from house structures were
reviewed with this proposal. Due to the low to moderate wildfire threat to the site from fuels
at this distance, and due to the complexities of environmental sensitivities and treating fuels
on lands not under the control of the development, treatments in this area are not
recommended.

3. Ensure identified hazard areas are recognized and addressed within each stage of the land
development process;
Forested areas within approximately 100 m of the proposed development site were classified
into fuel type risks based on the sixteen national benchmark fuel types that are used by the
Canadian Fire Behaviour Prediction System. Three fuel types were identified.

4. Manage the interface forest fuel components, including vegetation and structures, thereby

increasing the probability of successful fire suppression, containment and minimize adverse
impacts.
To achieve this objective, the recommendations in the report included building construction
standards; siite layout and servicing for defensible space and suppression; fuel hazard
mitigation in interface areas and dedicated conservation areas; FireSmart landscaping; and
ongoing maintenance.

d) Environmental Implications

An application for a Watercourse and Natural Features Protection Development Permit has been
received and is being reviewed concurrently with this application. The Project Coordinator for the
professional consultants for this development has reviewed all the consultant reports and ensured
that there are no incompatibilities with regard to recommendations, standards, policies, or
guidelines resulting from the work/reports of the professional consultants. ‘

e) Financial Implications

A security in the amount of $454,094.00 will be taken as a condition of the WFDP to ensure that the
initially proposed clearing and trimming occurs. Ongoing maintenance will be required in future
years, as the vegetation grows back. The cost for doing this maintenance work will need to be
incorporated into the Parks, Recreation and Culture Department’s budget for publicly-owned lands.
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CONCLUSION:

On January 17, 2017, Bylaw No. 7187-2015 was adopted which amended Sections 8.4
Development Permit Area Exemptions and 8.12 Wildfire Development Permit Guildelines of the OCP.
This application is consistent with the revised Key Guideline Concepts, Section 8.12.1, and
Guidelines, Section 8.12.2, and in consideration of the Home Owners FireSmart Manual (BC Forest
Service Protection Program). Therefore, it is recommended that this Wildfire Development Permit

2018-509-DP be approved.

“Original signed by Diana Hall”

Prepared by: Diana Hall, M.A., MCIP, RPP
Planner 2

“Original signed by Doug Armour”

Reviewed by: Doug Armour
Assistant Chief

“Original signed by Chuck Goddard”

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

“Original signed by David Pollock” for

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

“Original signed by Kelly Swift”

Concurrence: Kelly Swift, MBA
Acting Chief Administrative Officer

The following appendices are attached hereto:
Appendix A - Subject Map

Appendix B - Ortho Map

Appendix C ~ Site Plan
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MAPLE RiDGE

o Colunts City of Maple Ridge
mapleridge.ca
TO: His Worship Mayor Michael Morden MEETING DATE:  September 17, 2019
and Members of Council FILE NO: 11-5320-20-50-068
FROM: Chief Administrative Officer MEETING: Ccow
SUBJECT: Local Area Service - 23300 Block of Tamarack Lane Sanitary Sewer Service
EXECUTIVE SUMMARY:

Tamarack Lane has seen municipal services extended through the area due to development.
However, three properties in the 23300 block of Tamarack Lane have not been provided with a
municipal sanitary sewer service through development and are currently serviced via on-site septic
systems.

The property owners at 23364, 23380, and 23386 Tamarack Lane expressed interest in extending
the sanitary sewer service to their respective properties through the use of a Local Area Service
(LAS). The LAS process was established to assist residents with the construction of municipal
services in support of community needs and not to aid the development of land through subdivision.

The City received a formal petition from the property owners, which was deemed sufficient. It is
recommended that staff be authorized to proceed with the LAS process. The next step would be to
prepare the design for the sanitary sewer extension and then tender the project for construction.

The City will initially finance this project, however the design and construction cost of the project will
be 100% borne by the property owners as per the City of Maple Ridge Local Area Service Policy. The
property owners will have to option to repay their portion of the design and construction costs back
to the City in either a one time lump sum payment or over a 15 year period at a 7% interest rate.

RECOMMENDATION:

That staff proceed with the 23300 Block of Tamarack Lane Local Area Service for Sanitary Sewer.

DISCUSSION:

a) Background Context:
There are three properties in the 23300 bilock of Tamarack Lane that have not been
provided with a sanitary sewer service through development and are currently serviced by
aging septic fields that will require replacement in the near future to continue providing
reliable service to the properties.

The property owners at 23364, 23380, and 23386 Tamarack Lane have expressed their
interest in extending the sanitary sewer service through the LAS process by returning a
formal petition to the City. As shown on the attached map, the sanitary sewer would have to
be constructed from the frontage of 23386 Tamarack Lane to approximately 125m west and
tie into the existing downstream sanitary sewer. 1 1 09
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The owners requested that the City authorize an LAS project to construct these services and
that the cost be paid back through either a lump sum payment or property taxes over a 15
year period. A preliminary petition was circulated to the three benefiting properties and was
returned with 100% support.

The estimated cost for the design and construction to extend sanitary sewer services to the
23300 block of Tamarack Lane is $115,862.50. The formal petition was prepared
identifying the property cost as $3,962.95 per year and circulated to the three property
owners.

The formal petition has been submitted and meets the requirements for this LAS project to
proceed. It is recommended that staff proceed with the LAS and prepare the design of the
sanitary sewer.

Upon completion of the engineering design, the project will be tendered for construction and
staff will confirm approval of tendered construction costs with the property owners. Following
receipt of approval to proceed by the property owners staff will return to Council to award the
construction contract. Upon City acceptance of the completed works and services, staff will
then prepare an LAS Bylaw to recover the costs for Council adoption.

b) Desired Outcome:
The desired outcome is to support the servicing request of the property owners and proceed
with the LAS for the 23300 block of Tamarack Lane and provide sanitary sewer service to
23364, 23380, and 23386 Tamarack Lane.

c) Strategic Alignment:
The Corporate Strategic Plan includes financial management and environment as strategic
focus areas.

The financial management focus area encourages the continuation of a user-pay philosophy
and the provision of a high quality municipal services to our citizens and customers in a cost
effective and efficient manner. This project meets these objectives.

d) Citizen/Customer Implications:
The cost of the Tamarack Lane services is estimated at $115,862.50 to be shared between
the three properties. When the final costs are determined, the owners will be offered the
option to either pay the actual ‘commuted’ cost or have the cost placed on the tax roll and
amortized over a period of 15 years at the current market interest rate reported by the
Municipal Finance Authority and the Finance Department, with the eligibility of paying off
anytime during the term without incurring penalty.

This project will provide approximately 125m of sanitary sewer main on Tamarack Lane and
a sanitary sewer service connection for each of the three lots. Owners will be responsible for
the extending the service connection from property line to the dwelling,

e) Interdepartmental Implications:
When the construction of the service is completed, the Finance Department will confirm the
actual costs, impose the agreed costs as a levy and place the notation on the tax roll of the
benefiting property owner.

f) Business Plan/Financial Implications:
The City will initially finance the project through the Local Area Service reserve. The design
and construction cost of the project will be borne by the property owner.
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g) Policy Implications:
The LAS process was established to assist residents with the construction of municipal
services in support of community needs and not to aid the development of land.

h) Alternatives:
The alternative is to not support the LAS and deny the property owners in the 23300 block of
Tamarack Lane connection to the municipal sanitary sewer system. These properties would
continue to be serviced via private on-site septic systems and the property owners would
need to replace these septic systems in the near future.

CONCLUSION:

It is recommended that staff proceed with advancing the LAS for an extension of sanitary sewer to
the 23300 block of Tamarack Lane by preparing the engineering design and then tendering the
project for construction.

Prepared by:  Aunipar nang, i
Engineering Technologist 1

Reviewed by:
opment

Reviewed by: Purvez Irani, PEng., PTOE
Acting Municipal Engineer

Approved by: David Pollock, PEng.
General Manager Engineering Services

Concurre
cer

Attachments:
(A) Map - 23300 Tamarack Lane
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MAPLE R}

- IR City of Maple Ridge
mapleridge.ca
TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 11-5340-01
FROM: Chief Administrative Officer MEETING: cow
SUBJECT: 12791 232 Street - Request for Sanitary Service Connection Outside Urban

Containment Boundary

EXECUTIVE SUMMARY:

The owners of 12791 232 Street are in the preliminary stages of a rezoning permit application to
allow for the development of a two storey commercial building. The lot is currently vacant and is
zoned RS-2 with an agricultural OCP designation. The previous house on the property did have a
sanitary service connection that was disconnected in 2004 with the demolition of the house. The
subject property is located outside the Agricultural Land Reserve and Metro Vancouver’'s Urban
Containment Boundary (UCB).

Under current Metro Vancouver regulations, any extension or amendment of sanitary servicing
(including on-site changes in use or capacity) to properties outside of the UCB requires approval of
the Greater Vancouver Sewerage and Drainage District (GVS&DD) Board. Applications require a
municipal Council resolution prior to consideration by the Board, as identified in the Metro Vancouver
Implementation Guideline #7.

The additional connection to the sanitary system does not represent a significant change in the
sanitary capacity requirement and does not increase the pressure to provide sanitary services for
development properties outside of the UCB, as such the application can be supported under Section
2.3.2 of Implementation Guideline #7.

It is recommended that Council support the request to seek approval from Metro Vancouver to
provide a sanitary service connection to the property.

RECOMMENDATION:

That the request to provide a sanitary service connection to 12791 232 Street be supported and
forwarded to the Greater Vancouver Sewerage and Drainage District Board for consideration.

DISCUSSION:

a) Background Context:
The property at 12791 232 Street is currently vacant but the owners are in the preliminary
stages of a rezoning permit application to allow for the development of a two storey
commercial building. The lot is zoned RS-2 with an agricultural OCP designation. The subject
property is located outside the Agricultural Land Reserve and Metro Vancouver's Urban
Containment Boundary (UCB). The previous house on the property did have a sanitary
service connection that was disconnected in 2004 with the demolition of the house.
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b)

c)

Under the current Metro Vancouver regulations any extension or amendment of sanitary
servicing (including on-site changes in use or capacity) to properties outside of the UCB
requires approval of the Metro Vancouver GVS&DD Board. Applications require a municipal
Council resolution prior to consideration by the Board, as identified in the Metro Vancouver
Implementation Guideline #7.

It is not anticipated that the redevelopment of this property to a commercial use will
represent a significant change in the sanitary capacity requirement and does not increase
the pressure to provide sanitary services for development properties outside of the UCB and
as such the application can be supported under Section 2.3.2 of Implementation Guideline
#7.

Desired Outcome:

That Metro Vancouver approve the property owner’s request for a sanitary service connection
to the regional collection system. The service connection shall be sized to accommodate a
capacity no greater then necessary to service the proposed use.

Alternatives:

Not supporting the request would prevent the applicant from connecting to the regional
collection system which would limit or prevent the redevelopment of this property to a
commercial use due to the requirement to accommodate an on-site septic system.

CONCLUSION:

The application to seek Metro Vancouver approval to connect to the regional sewer system is
consistent with Section 2.3.2 of Metro Vancouver's Implementation Guideline #7, represents a
minimal increase to the sanitary flows and does not result in any decrease in the service levels of the
existing sanitary sewer system. As such it is recommended that Council support the request and
that the application be forwarded to Metro Vancouver for consideration and approval.

Submitted by:

evelopment

R

Reviewed by: Purvez Irani, PEng., PTOE

Approved by: David Poﬂock, PEng.

Conct

Attact

Acting Municipal Engineer

General Manager Engineering Services

(A) Map
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MAPLE RIDGE

British Columbia

mapleridge.ca City of Maple Ridge

TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2019-314-RZ

FROM: Chief Administrative Officer MEETING: CoW

SUBJECT: First and Second Reading

Zone Amending Bylaw No. 7569-2019;
Density Bonus Requirements

EXECUTIVE SUMMARY:

At the July 23, 2019 Council Workshop, Council directed that a Zone Amending Bylaw be brought
forward that establishes a set of density bonus regulations for new development. The regulations,
which are revised from an earlier set of provisions approved in-principle in 2018, remove any optional
requirement to provide below market rental floor space in exchange for bonus density. Instead the
revised density bonus regulations now focus on an increased set of cash contribution rates which
would be used to fund future affordable housing projects. The intent of this work is to further
implement the City's Official Community Plan, Housing Action Plan and Council’s Strategic Plan to
encourage greater delivery of affordable, rental, and special needs housing within the City.

Staff are reporting back to Council and are recommending that Zone Amending Bylaw No. 7569-2019
(attached in Appendix A) be given first and second reading and forwarded to the next available Public
Hearing.

RECOMMENDATION:

That Zone Amending Bylaw No. 7569-2019 be given first and second reading, and be forwarded to
Public Hearing.

BACKGROUND:

On July 17, 2018, Council reviewed and approved in-principle a draft framework of density bonus
regulations to encourage greater delivery of affordable, rental, and special needs housing options
through new development and directed that the draft regulations be included in the New Zoning Bylaw.

On January 29, 2019, application 2017-461-RZ to rezone the subject property located at 11641 227
Street from RS-1 (One Family Urban Residential) to RM-2 (Medium Density Apartment Residential), to
permit the future construction of approximately 153 residential units based on a density bonus, was
considered by Council for second reading. During that meeting Council expressed an interest in re-
vising the in-kind amenity contribution of the 13 market rental and 3 affordable rental units, and
directed staff to discuss further with the applicant the option of providing a cash-in-lieu contribution in
exchange for the proposed increase in density. Through the subsequent discussions, the applicant
proposed a cash-in-lieu figure of $20.00 a sq. ft. or an estimated figure of $256,000.

On June 4, 2019, Council revisited the draft Density Bonus regulations presented in 2018 and
discussed preferences for securing additional affordable housing in the City. In doing so, it was
directed that the draft Density Bonus provisions were to be amended to eliminate the option of
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providing below market rental units. In their place, Council identified a preference for only cash
contributions in exchange for bonus density.

On July 23, 2019, as a follow-up and after reviewing the founding financial analysis that underpins the
draft Density Bonus regulations, Council directed:

That staff prepare a Zone Amending Bylaw to bring forward draft density bonus zoning which
removes the optional requirement to provide rental floor space in exchange for bonus density
and increases the cash contribution rates to reflect the analysis identified in the staff report
titled “CAC and Density Bonus Analysis and Outcomes”, dated July 23, 2019.

DISCUSSION:

a) Draft Density Bonus Regulations

The draft density bonus framework that Council recently approved in-principle on July 231 and is
included in Zone Amending Bylaw No. 7569 - 2019 (available in full in Appendix A) is as follows:

For applicable residential zones:

Housing Form . Maximum .
Zone Eligible for Bonus Base Density Density Bonus Cash Contribution Rate
RM-1 0.60 FSR 0.75 FSR
RM-4 Townhouse 0.75 FSR 0.90 FSR $344.34 m? ($32 sq ft)
RM-5 0.80 FSR 0.95 FSR
RM-2 Apartment 1.8 FSR 2.4 FSR $161.46 m? ($15 sq ft)
RM-3 Apartment 1.2 FSR 2.8 FSR* $161.46 m? ($15 sq ft)
RM-6 Apartment 1.6 FSR 3.65 FSR* $161.46 m? ($15 sq ft)
Other existing density bonus options included

For applicable commercial zones:

Zone EI;?;Z‘?E:SLTUS Base Density DeMn:i):;n;l;nr:us Cash Contribution Rate
Measured in Base height is
terms of height, | increased to permit
c-2 Townhouse | With 7:5 m or 11 1 extra storey (2 $161.46 m? ($15 sq ft)
storey maximum | storey maximum), to
a maximum height
of 10 m.
1.0 FSR with
existing density
bonus provisions
for underground | 2.8 FSR outside of
c-3 Apartment oarking and Port Haney $161.46 m? ($15 sq ft)
building height
above 2 storeys.
%k
** This replaces the prior bonus provisions for affordable housing.

Page 2 of 4



Zone Amending Bylaw No. 7569-2019 updates the density bonus rates for apartment and townhouse
units in the noted zones. These density bonus options apply to lots within the Town Centre Area, or as
designated as Major Corridor Residential in the Maple Ridge Official Community Plan Bylaw. All funds
received would require the creation of a new Affordable Housing Density Bonus Reserve Fund, and
would be available to help fund future affordable housing projects in the City.

b) Strategic Alignment:

As part of the City of Maple Ridge Strategic Plan 2019 - 2022, under its Community Safety theme, the
creation of affordable, rental, and special needs housing options in Maple Ridge is a key priority of
Council.

¢) Policy Implications:

The City’s Official Community Plan and Housing Action Plan (HAP) establishes as a key strategy the
creation of new affordable, rental, and special needs housing opportunities. As a short term action
item, the endorsed 2015 HAP implementation plan suggested the potential use of density bonuses as
a means of creating affordable, rental and special needs housing options in Maple Ridge.

d) Interdepartmental Implications:

The Planning and Finance Departments continue to collaborate on amenity policy and zoning matters
such as density bonus zoning to help foster greater affordable housing in Maple Ridge. Other
interdepartmental efforts to create greater housing choice and offer more affordable, rental, and
special needs housing options are ongoing.

e) Financial Implications:

The creation of an additional reserve fund and an accompanying authorizing bylaw would be required
to receive cash contributions that may stem from the proposed density bonus framework, if approved
and adopted by Council. The Affordable Housing Density Bonus Reserve Fund bylaw will be presented
to Council concurrently should the draft density bonus bylaw No. 7569-2019 be brought forward for a
fourth and final reading.
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CONCLUSION:

Given Council’s recently expressed interest in developing an appropriate cash contribution density
bonus framework that could help facilitate greater affordable, rental, and special needs housing in the
City, Zone Amending Bylaw No. 7569-2019 is presented for Council consideration of first and second
reading.

“Original signed by Amanda Grochowich”

Prepared by: Amanda Grochowich, MCIP, RPP
Planner |

“Original signed by Chuck Goddard”

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

“Original signed by Christine Carter”

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

“Original signed by Kelly Swift”

Concurrence: Kelly Swift, MBA
Acting Chief Administrative Officer

Appendix A - Zone Amending Bylaw No. 7569-2019
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APPENDIX A

CITY OF MAPLE RIDGE
BYLAW NO. 7569-2019

A Bylaw to amend the text of Maple Ridge Zoning Bylaw No. 3510-1985 as amended

WHEREAS, it is deemed expedient to amend the 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. 7569-2019".

2. That PART 6 RESIDENTIAL ZONES, SECTION 602 RM-1 TOWNHOUSE RESIDENTIAL DISTRICT
is amended by adding the following after 9.2.:

3. For lots located within the Town Centre Area, as identified on Schedule “H” (Town Centre
Area Plan) of this Bylaw, or as designated as Major Corridor Residential in the Maple
Ridge Official Community Plan Bylaw No. 7060-2014 (as identified in Chapter 3 and
Figure 4 of the Maple Ridge Official Community Plan Bylaw No. 7060-2014):

a) Additional density not to exceed 0.15 times the lot area may be obtained for
townhouse residential uses for providing a cash contribution at a rate of $344.46
per square metre ($32.00 per square foot).

3. That PART 6 RESIDENTIAL ZONES, SECTION 603 RM-4 MULTIPLE FAMILY RESIDENTIAL
DISTRICT is amended by inserting the following after 5. b):

b) i) Additional density not to exceed 0.15 times the lot area may be obtained for
townhouse residential uses for lots located within the Town Centre Area, as identified
on Schedule “H” (Town Centre Area Plan) of this Bylaw, or as designated as Major
Corridor Residential in the Maple Ridge Official Community Plan Bylaw No. 7060-2014
(as identified in Chapter 3 and Figure 4 of the Maple Ridge Official Community Plan
Bylaw No. 7060-2014) for providing a cash contribution at a rate of $344.46 per
square metre ($32.00 per square foot).

. 4. That PART 6 RESIDENTIAL ZONES, SECTION 604 RM-2 MEDIUM DENSITY APARTMENT
RESIDENTIAL DISTRICT is amended by inserting the following between 5. e) and 5. f) and re-
lettering the remaining bullets accordingly:

f) Additional density not to exceed 0.6 times the lot area may be obtained with the
following provision:

i) for lots located within the Town Centre Area, as identified on Schedule “H”

(Town Centre Area Plan) of this Bylaw, or as designated as Major Corridor
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Residential in the Maple Ridge Official Community Plan Bylaw No. 7060-2014
(as identified in Chapter 3 and Figure 4 of the Maple Ridge Official Community
Plan Bylaw No. 7060-2014) for providing a cash contribution at a rate of
$161.46 per square metre ($15.00 per square foot).

5. That PART 6 RESIDENTIAL ZONES, SECTION 605 RM-3 HIGH DENSITY APARTMENT
RESIDENTIAL DISTRICT is amended by inserting the following after 5. a) and re-lettering the
remaining bullets accordingly:

b) Additional density not to exceed 0.6 times the lot area may be obtained with the
following provision:

i) for lots located within the Town Centre Area, as identified on Schedule “H”
(Town Centre Area Plan) of this Bylaw, or as designated as Major Corridor
Residential in the Maple Ridge Official Community Plan Bylaw No. 7060-2014
(as identified in Chapter 3 and Figure 4 of the Maple Ridge Official Community
Plan Bylaw No. 7060-2014) for providing a cash contribution at a rate of
$161.46 per square metre ($15.00 per square foot).

6. That PART 6 RESIDENTIAL ZONES, SECTION 606 RM-5 LOW DENSITY APARTMENT
RESIDENTIAL DISTRICT (GARDEN APARTMENTS) is amended by deleting 5. DENSITY and
replacing with the following:

5. DENSITY

All buildings for apartment and townhouse use shall not exceed a floor space ratio of 0.8
times the lot area:

a) Additional density not to exceed 0.15 times the lot area may be obtained for
townhouse residential uses for lots located within the Town Centre Area, as identified
on Schedule “H” (Town Centre Area Plan) of this Bylaw, or as designated as Major
Corridor Residential in the Maple Ridge Official Community Plan Bylaw No. 7060-2014
(as identified in Chapter 3 and Figure 4 of the Maple Ridge Official Community Plan
Bylaw No. 7060-2014) for providing a cash contribution at a rate of $344.46 per
square metre ($32.00 per square foot).

b) The calculations shall not include the following for computing the floor space ratio:
i) Any portion of a basement or cellar or other common area containing heating,
laundry, recreational or storage facilities;
i) Amenity areas, swimming pools and open sundecks;
iii) Any portion of a storey used for mechanical or electrical service room;
iv) Balconies;
v) Common stairwells and common corridors.
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7. That PART 6 RESIDENTIAL ZONES, SECTION 607 RM-6 REGIONAL TOWN CENTRE HIGH
DENSITY APARTMENT RESIDENTIAL is amended by deleting 5 a) iii. and replacing with the
following:

5) a) iii. Additional density not to exceed 0.5 times the lot area may be obtained for lots located
within the Town Centre Area, as identified on Schedule “H” (Town Centre Area Plan) of
this Bylaw, or as designated as Major Corridor Residential in the Maple Ridge Official
Community Plan Bylaw No. 7060-2014 (as identified in Chapter 3 and Figure 4 of the
Maple Ridge Official Community Plan Bylaw No. 7060-2014) for providing a cash
contribution at a rate of $161.46 per square metre ($15.00 per square foot).

8. That PART 7 COMMERCIAL ZONES, SECTION 702 COMMUNITY COMMERCIAL: C-2 is
amended by inserting the following after 6) b):

c) A second storey greater than 50% in area of the first storey, not to exceed a height of
10.0 metres, may be obtained for providing a cash contribution at a rate of $161.46

per square metre ($15.00 per square foot).

9. That PART 7 COMMERCIAL ZONES, SECTION 703 CENTRE COMMERCIAL: C-3 is amended by
inserting the following after 7) b) and re-lettering the remaining bullets accordingly:

c) Additional density not to exceed 0.5 times the lot area may be obtained for providing
a cash contribution at a rate of $161.46 per square metre ($15.00 per square foot).

10. Maple Ridge Zoning Bylaw No. 3510-1985 as amended is hereby amended accordingly.

READ & first time the day of , 20

READ a second time the day of , 20

READ a third time the day of , 20

ADOPTED the day of , 20

PRESIDING MEMBER CORPORATE OFFICER
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MAPLE RIDGE

British Columbia City Of Maple Ridge
mapleridge.ca
TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: Doc # 2255933
FROM: Chief Administrative Officer MEETING: COwW
SUBJECT: 2020-2023 Permissive Tax Exemptions
EXECUTIVE SUMMARY:

The Community Charter provides Council with statutory powers to exempt certain types of properties
from municipal property taxation for a term of up to ten years. The bylaw attached to this report
authorizes permissive exemptions for four years, 2020 through 2023. Council’s policy direction in
this area is based on the fundamental principle that the City will not grant property tax exemptions to
organizations providing services on a private or for profit basis, or where the service is the
responsibility of senior governments. If exemptions were granted in these instances then tax payers
would be funding programs that were not intended to be funded by property taxes. This policy
framework was reviewed with Council at the June 18, 2019 Audit & Finance Committee meeting. No
changes to the policy framework were contemplated as a result of the review.

Over the past several years, Council has maintained limited growth in Permissive Tax Exemptions
recognizing that any increase in exemptions results in a shift of the tax revenue to be collected from
the remaining taxable properties. Each year additional requests for financial assistance are received,
either in the form of property tax exemptions or community grants and Council must consider all of
those requests in balance with the overall Financial Plan.

There were three applications received for a 2020 Permissive Tax Exemption where the applicant
had not previously received an exemption. They are:
- The One Way Club applied for property at 22270 North Avenue. The recommendation is to
deny the application.
- The Army, Navy and Air Force Veterans Canada #379 for property at 22326 North Avenue.
The recommendation is to deny the application.
- Jamia Riyadhul Jannah British Columbia Foundation has applied for a permissive exemption
for property at 27079 River Road. The property has been in use as a place of public worship
since January 2019. The recommendation is to approve this application.

In accordance with the Community Charter and Council policies 5.16 to 5.23, the properties listed in
Bylaw No. 7568-2019 are recommended for property tax exemption for the 2020-2023 taxation
years.

RECOMMENDATION:
That Maple Ridge Tax Exemption Bylaw No. 7568-2019 be given first, second and third readings.

DISCUSSION:
a) Background Context:
The Community Charter provides for a general exemption from taxation over which Council
does not have any legislative powers or authority. This includes properties such as schools,
public hospitals, buildings set apart for public worship and provincial and municipally owned
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public buildings and land. B.C. Assessment determines which properties qualify for statutory
exemption according to the Community Charter.

The statutory exemption received by Churches only provides for the church building and the
land on which it stands, leaving any remaining land and improvements as taxable. Council
policy 5.20 confirms that churches will also receive a permissive tax exemption for an
additional church hall and the entire parcel of land, to a maximum of 5 acres. Buildings
other than the church and church hall are subject to taxation, as are any portions of the
property deemed to be used for a commercial purpose, as determined by BC Assessment.
The statutory exemption offered to churches is not available for those churches that lease,
rather than own, property; Council’'s policy framework confirms that a permissive exemption
will be provided in this instance.

The Community Charter also provides Council with statutory powers to exempt certain other
properties from municipal taxation by adopting a bylaw authorizing permissive tax
exemptions for up to ten years. For example, these can be land and improvements that are
used by not-for-profit organizations that are deemed to contribute to the well-being of the
community or private institutions licensed under other legislation such as the Hospital Act
and Community Care Facility Act. The bylaw attached to this report authorizes exemptions
for a period of four years. Should there be any changes to the eligibility status of properties
following the adoption of bylaw 7568-2019, staff will bring forward an amending bylaw as
needed.

Permissive exemptions can also be granted by Council for heritage properties and portions of
a property used for municipal purposes (e.g. parts of Planet Ice, the curling rink and the
Ridge Meadows Seniors Society).

Council’s policy direction is intended to prevent the downloading/off-loading of services that
are the responsibility of senior governments and to ensure local residents are not subsidizing
residents from other municipalities. They also establish that where a permissive tax
exemption is granted all residents of Maple Ridge have access to the service provided and
make certain that the property tax exemption does not provide for an unfair competitive
advantage. The services provided by the organization are to be an extension of Municipal
services and programs and fall under the responsibility of local government.

A Tax Exemption Bylaw adopted by Council specifically applies to the Municipal tax levies on
the Property Tax Notice. At this time, the School Act and the Hospital District Act also provide
for exemptions from other taxing authorities for properties included in the bylaw.

The Community Charter requires the contents of the proposed taxation exemption bylaw be
publicly posted and included in a newspaper prior to its adoption. The notice will include a
description of each property and the estimated tax exemption for 2020 and subsequent
three years. Churches that receive a statutory exemption are not included in the notice. The
City’s Annual Report also includes information on all permissive exemptions granted.

b) Desired Outcome:
Council must adopt the Tax Exemption Bylaw before October 31, 2019 to exempt properties
from municipal property taxation for 2020-2023.

c) Strategic Alignment:
The sources of municipal revenue are limited and therefore, the City supports institutions,
organizations and the community at large to enhance the quality of life to its residents. The
granting of property tax exemptions to those applicants meeting the criteria of the policies
are strategically aligned with:
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(i) Financial Management - cost effective and efficient delivery of services

(i)  Community Relations - recognize and support the important contribution of volunteers
and not-for-profit groups that provide services in Maple Ridge

(iii) Safe & Livable Community - in partnership with community groups, assist in the
provision of leisure and cultural services to ensure access by all citizens

d) Citizen/Customer Implications:
Permissive exemptions are designed to support those services that complement City
programs. Inadequate funding from senior governments sometimes results in agencies
turning to local government for assistance. The sources of municipal funding are limited and
providing exemptions to those groups that fall under the responsibility of senior governments
is not feasible.

All applicants that received an exemption for the 2019 taxation year are recommended for a
permissive tax exemption for 2020 through 2023. New to the bylaw this year is the Jamia
Riyadhul Jannah British Columbia Foundation, a property being used as a place of public
worship and eligible for a permissive exemption under Policy 5.20.

Two additional organizations submitted applications for permissive tax exemptions this year:
the One Way Club Society & the Army, Navy & Air Force Veterans. Staff have evaluated both
applications based on Council’s policy direction and recommend they be denied as outlined
in the following paragraphs.

The One Way Club Society offers addiction recovery services through formal 12 step/recovery
meetings, community resource referral services, one-on-one peer support/counselling and
social and recreational activities. While their services are extremely valuable and contribute
to a healthy community, they are not an extension of municipal services and funding such
services is not the responsibility of local government. The One Way Club was denied a
permissive tax exemption for 2019, but did receive support through Council’s Community
Grants Program.

The Army, Navy & Air Force Veterans (ANAF) provides a meeting place for veterans, first
responders and local seniors and also supports several local causes such as the food bank
and hospital foundation. The services provided are not an extension of municipal services
and are not intended to be funded through property taxation. Additionally, the ANAF have a
retail operation in the building to support their social activities and any portion of the building
deemed to be in operation as a business by BC Assessment would be ineligible for an
exemption. The ANAF previously applied for a permissive exemption in 2014 and was
denied.

There are other organizations in the community that provide similar services to both the One
Way Club and the ANAF. Approving exemptions for these organizations could invite other
applications in the future, resulting in a further increase in the tax burden against the
remaining taxable properties.

e) Business Plan/Financial Implications:
Based on 2019 assessed values, and using the estimated tax increase for 2020 from the
business planning guidelines, the estimated amount attributable to all of the 2020 proposed
tax exemptions for the municipal portion of taxes is $840,500. Total exemptions for the
proposed 2020-2023 bylaw are estimated at $3.5M. The tax revenue estimate for 2020 in
the financial plan is $91,645,000, putting the proposed exemptions at less than 1% of that
total.

Doc # 2255933 Page 3 of 4



f)

Policy Implications:
The applicants recommended for exemption are in accordance with the adopted policies.

Council does have the discretion to make exceptions to existing policies on a case by case
basis but doing so may create expectations for other community groups in the future.

g) Alternatives:
Granting tax exemptions leads to a tax shift to other taxpayers, most notably in the
Residential Class. An option for Council is to provide a financial grant to assist those
organizations providing community services that Council wishes to support. Grants are an
annual budget decision and are limited to one year. Council has used this option from time
to time. Providing grants does not relieve senior levels of government from their
responsibility to the community. Therefore, the potential for downloading costs to the City is
somewhat reduced.
CONCLUSIONS:

In reviewing the requests for permissive exemptions, Council should consider that any increase in
exemptions results in a shift of the tax revenue to be collected from the remaining taxable
properties. Requests for financial assistance, whether in the form of a permissive tax exemption or
community grant, must be considered in balance with the overall Financial Plan. Each permissive
tax exemption application should be evaluated under the following criteria:

1.

The use is consistent with City policies, plans, bylaws, codes and regulations. This will
ensure the goals, policies, and general operating principles of the City as a whole are
reflected in the organizations that receive support.

Exemptions are not given to services that are otherwise provided on a private, for profit
basis. This would provide an unfair competitive advantage.

The services provided by the organization should be an extension of City services and
programs and must fall under the responsibility of local government. Senior government
program costs must not be transferred to property taxpayers, as this would represent double
taxation and an inequitable tax burden.

Primarily Maple Ridge residents should use the services and the organization’s regulations
must allow all Maple Ridge residents to participate.

The taxation burden resulting from the exemption must be a justifiable expense to the
taxpayers of the City. The sources of Municipal revenue are limited and request for
exemption must be considered in concert with other needs of the Municipality.

Additional details on the applications are available from the Finance Department.

“Qriginal signed by Ashley Hilleren”

Prepared by:  Ashley Hilleren

Accounting Clerk Il

“Original signed by Catherine Nolan”

Approved by: Catherine Nolan, CPA, CGA

Corporate Controller

“Original signed by Kelly Swift”

Concurrence: Kelly Swift, MBA

Acting Chief Administrative Officer
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City of Maple Ridge
Bylaw No. 7568-2019

A Bylaw to exempt from property taxation, certain properties within the City of Maple Ridge

WHEREAS, pursuant to provisions of the Community Charter, S.B.C., 2003, Chapter 26, a Municipal Council
may exempt certain land and improvements from property taxation, where, in the opinion of the Municipal
Council, the use of the land and improvements qualifies for an exemption;

AND WHEREAS, the Municipal Council deems it expedient to exempt certain land and improvements for the
years 2020-2023;

NOW THEREFORE, the Municipal Council of the City of Maple Ridge in open meeting assembled, enacts as
follows;

1. The properties described on “Schedule A” through “Schedule H”; which are attached to this bylaw,
shall be exempt from property taxation for the years 2020-2023 provided that the lands, buildings,
or portions of building thereon, continue to be used for the purpose for which tax exemption has
been granted.

2. This Bylaw shall be cited for all purposes as Maple Ridge Property Tax Exemption Bylaw No. 7568-
20109.

3. The exemptions granted by this bylaw are without prejudice to any claim for entitlement to exemption
based on any other provisions of the Community Charter or any other legislation.

READ a FIRST TIME day of , 2019.

READ a SECOND TIME day of , 2019.

READ a THIRD TIME day of , 2019.
RECONSIDERED AND ADOPTED the day of , 2019.

PRESIDING MEMBER CORPORATE OFFICER


















City of Maple Ridge
Bylaw No. 7568-2019

A Bylaw to exempt from property taxation, certain properties within the City of Maple Ridge

“SCHEDULE E” continued

Governing Council of the Salvation

Lot A, DL 397, NWD, PL

Army in Canada 22188 Lougheed Highway |42345-0200-0 {NWP68759 000-933-295

Roman Catholic Archbishop of Lot 24, Sec 20, TWP 12,

Vancouver 22561 121 Avenue 52788-0000-8 [NWD, PL NWP1161 012-020-389

Trustees of Webster's Corner United Lot 5, Sec 14, TWP 12, NWD,

Church 25102 Dewdney Trunk Road |63029-0100-5 |PL NWP3275 010-904-140
Lot A, Sec 16, TWP 12, NWD,

Parish of St. George (Maple Ridge) [23500 Dewdney Trunk Road |63157-2001-1 |PL NWP83835 015-406-661
Lot 22, Sec 16, TWP 12,

Christian Life Assembly 11756 232 Street 63163-2300-2 |NWD, PL NWP75454 008-243-123

Lord Bishop of New Westminster (St. Lot 1, DL 433, NWD, PL

John Evangelical) 27123 River Road 94720-0001-0 (LMP28492 023-434-716

Foursquare Gospel Church of Lot 10, DL 439, NWD, PL

Canada 28304 96 Avenue 94803-0100-3 |NWP46269 006-054-714
Lot B, Sec 5, TWP 15, NWD,

Apostles of Infinite Love, Canada 27289 96 Avenue 94906-0000-3 | PLNWP11439 008-311-048

Jamia Riyadhul Jannah British

Columbia Foundation 27079 River Road 94717-0000-0 {DL 433, NWD 012-877-301













City of Maple Ridge

mapieriage.ca
TO: His Worship Mayor Michael Morden MEETING DATE: September 17, 2019
and Members of Council FILE NO: 2256240
FROM: Chief Administrative Officer MEETING: C.O.W.
SUBJECT: Fire Department Master Plan Review
EXECUTIVE SUMMARY:

The Fire Department Master Plan is a guiding document for fire protection in the City of Maple Ridge.
The existing Master Plan was adopted in 2004, and has aged past the targets and timelines outlined
within it. An updated Fire Department Master Plan would be an important complement to Council’s
Community Safety Plan that is under development. This report recommends that the Fire Department
Master Plan be updated, and outlines a phased approach to undertake this work.

RECOMMENDATION:

That a phased process to review and update the 2004 Fire Department Master Plan be endorsed as
outlined in the September 17, 2019 report titled “Fire Department Master Plan Review”.

DISCUSSION:

a)

Background Context:

The Fire Department’s 2004 Master Plan was written with a view to maintain Council’s
strategic priority at the time for a “Safe and Liveable Community”, while responding to rapid
growth in Maple Ridge. Prior to the adoption of this Master Plan, the Fire Department operated
on a volunteer/Paid-on-Call (POC) delivery model 24/7 with no ready response. The benchmark
for the development of the 2004 Plan was based on the Fire Department’s ability to respond
to a house fire. To ensure a guaranteed response, a transition in fire service model was
included in the Plan, from POC service delivery to a composite model through the addition of
full-time staffing. This increase in staffing significantly improved the Department’s ability to
respond to calls and conduct inspections to improve fire safety.

Development of the 2004 Master Plan was undertaken by a Planning Group consisting of
several POC members from each of the three fire halls, six Chief Officers, and the General
Manager Corporate & Financial Services. The Planning Group reviewed service areas including
Emergency Response, Public Education, Fire Prevention, Training, existing and proposed fire
halls and fire/rescue equipment. Subject matter experts from City Hall including Planning,
Engineering, Operations and Information Technology staff were engaged to give technical
information, advice and forecasted assumptions to inform the Plan’s development.

All relevant standards, regulations and statutory requirements were reviewed and included in
a draft Plan for review by an external Fire Chief Review Panel. Subsequently, a public
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information session was conducted for feedback before the final Plan was presented tc " 1aple
Ridge Council and adopted.

Following the adoption of the 2004 Master Plan, an implementation plan for 2005 to 2015
was initiated based on Master Plan assumptions, recommendations and financial capacity.
This included a Fire Department Levy applied to property taxes, the bulk of which funded the
hiring of 53 career fire fighters.

This Council has endorsed the development of a comprehensive, multi-sectoral Community
Safety Plan that recognizes the range of service providers that are involved in safety. The Fire
Department will be a fundamental partner in developing and delivering on that plan. A Fire
Department Master Plan that is in alignment with the Community Safety Plan will further
contribute to improving the overall safety and well-being of our citizens.

Now more than 15 years old, the Master Plan has become outdated, especially when
considering the increasing population and new growth in our community. Many of the 2004
Master Plan recommendations have been achieved, while some still require more work. Staff
are therefore recommending that a review of the current Master Plan be undertaken to
determine its relevancy and validity with a view of moving forward to meet the evolving needs
of the community.

To achieve this, staff recommend a phased sequence of activities to review and assess the
five core functions of the Fire Department:

Emergency Response
Public Education

Fire Prevention
Training

Hall and Equipment

Al

Staff also anticipate that a review of the Community Emergency Program will be required to
clarify how this new addition to the Fire Department portfolio can most effectively work with
the other core functions, and to prepare for imminent changes in governing Provincial
legislation.

Upon Council’'s endorsement of this phased approach, a Master Plan Review Committee would
be formed consisting of the Chief Administrative Officer, General Manager Corporate Services,
other relevant City staff, and Fire Department representatives including POC and career staff
and Chiefs. The committee will begin with a gap analysis, determine alighment with our current
context and service needs, and undertake a review of relevant literature and standards to
inform a framework for a new Master Plan. The recommended framework will be brought
before Council before a new Master Plan document is finalized for review by industry peers
and the public in advance of final endorsement by Council.

b) Desired OQutcome:
The desired outcome is to develop and implement an updated Fire Department Master Plan
that meets current needs to ensure we can continue to deliver a high standard of emergency
response and fire prevention services to the community.

Doc # 2256240 Page 2 of 3



c) Strategic Alignment:
The 2004 Fire Department Master Plan reflects Council’s strategic priority for a Safe and
Liveable Community. A revised Master Plan will include alignment with Council’s refined
strategic priorities for Community Safety and Growth.

d) Business Plan/Financial Implications:
As the Master Plan Review Committee begins its work, it may be determined that an external
subject matter expert is required for further guidance. Should this be the case, a modest cost
will be incurred which can be funded through the existing Fire Department operating budget.

CONCLUSION:

With several components of the 2004 Master Plan now complete, and recognizing ongoing growth in
the community, now is an excellent time to undertake a review of the Fire Department Master Plan to
ensure this guiding document continues to serve the Fire Department, City of Maple Ridge and its
citizens in the delivery of essential fire protection services in alignment with Council’s strategic
priorit

Prep.

{{m S
Concurr nce(/ %wm, MBA

Chief Administrative Officer
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