
REPORT INFORMATION REPORT TO COUNCIL

RECOMMENDATION: THAT Council:

PlU MEADOWS

A. Receive the report dated January 4, 2016 from the Director of Operations and Development
Services for information; OR

PURPOSE:

The purpose of this report is to summarize the public comments received as part of the public input
opportunity held at the Regular Council Meeting on November 3, 2015 regarding the rezoning
application made by Onni for Phases 3 and 4 of the Golden Ears Business Park and to provide responses
to those comments. The City received many communications from residents who took the time to
provide input, either at the meeting or in written form. Since the communications often expressed
common concerns such as traffic and environmental impacts, staff has organized the comments into
categories in order to provide responses.

ANALYSIS:

Issue: Designated use of the subject properties

Discussion: Several people questioned the appropriateness of light industrial development in an area so
close to residential development. There were several questions as to why the properties were removed
from the ALR and under what circumstances and why was residential development in the area. The
subject properties are designated in the Official Community Plan for Light Industrial Development.
Adopted in 2008, the Official Community Plan reflected the land use categories — institutional /
employment generating - for the subject properties of the preceding Official Community Plan which was
adopted in 1997. Community Plans are used as a policy tool by local governments for land use
planning. Community Plans provide certainty regarding the location and nature of community
change to residents and land owners, and serve to guide municipal councils when making decisions
about development, zoning, and services to accommodate growth.
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The area now identified as “Business Park” in the Official Community Plan has been identified for
development in various municipal documents for many years. It was for this reason that much of it
was not included as part of the Agricultural Land Reserve when the ALR was established in 1972
even though it was used as farmland at the time. The one property that was included in the ALR
helped to form a greenbelt between industrial development that was to occur south of the
residential urban area and north of the Fraser River.

In the late 1990’s and early 2000’s, in response to a growing appetite for residential development
along waterfront areas in the region, the municipality re-designated and rezoned the areas now
known as Osprey Village, Coho, Shoreline, Kingfisher and Turnstone from their historical industrial
use as a sawmill to residential neighbourhoods with a small commercial village close to the
waterfront. Bonson’s Landing was also rezoned to residential during this time. Opposition to these
rezoning applications involved concern for the loss of industrial / employment-generating lands
within the community.

At the time that the current Official Community Plan was drafted (beginning in 2005, with final adoption
in 2008), plans for the construction of Golden Ears Bridge and Golden Ears Way was well underway.
Connecting Airport Way to Golden Ears Way was essential to the development of lands that were
designated for Business Park uses in the current OCP. Airport Way was completed in 2009. In order to
facilitate the development of the subject properties, the City supported an application to remove the
one property from the Agricultural Land Reserve. That exclusion application was approved by the ALC in
2009.

The subject properties were designated as an industrial area in the Regional Growth Strategy, Metro
Vancouver 2040, Shaping Our Future. The Local Government Act requires that Official Community Plans
and associated Regional Growth Strategies are consistent with each other. Amendments to the Official
Community Plan changing the land use designation from industrial to another use would require
approval of the Metro Vancouver Board.

Issue: Development of these properties as Business Park will have a negative impact on farming in
Pitt Meadows.

Discussion: The Official Community Plan and other City policies and objectives value the preservation of
farmland, which makes up more than 80% of the total land area of the municipality. However, the
subject properties have been designated for uses other than agricultural for many years because they
are within the urban containment boundary, have good access to regional transportation routes and the
airport, and can be easily serviced with water and sewer. The subject properties, which are not in the
Agricultural Land Reserve (ALR), represent 0.56% of the total ALR land area in Pitt Meadows.

Issue: The project should be required to have a comprehensive development plan for the area

Discussion: Official Community Plan policy 4.8.1 e) requires that the subject area require the
preparation of a comprehensive development plan acceptable to the City prior to the City considering
any rezoning applications for lands within the area.

In 2009, the Official Community Plan was amended to include enhanced form and character design
guidelines for the subject properties. “The South Harris Road Business Park Form and Character Design
Guidelines”, incorporated into the Official Community Plan in 2009, are intended to help guide the
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creation of an attractive business park area, while mitigating its impact on the adjacent residential
neighbourhoods and to act as a comprehensive development plan for the area.

Issue: Filling of the properties north of Airport Way

Discussion: Many people expressed a variety of concerns regarding the filling activities occuring on the
phase 3 lots. These concerns include the types of materials being deposited (fresh cement, rebar,
asphalt, concrete rubble, rebar and scrap steel), filling agricultural land and the lack of municipal
oversight of the fill operation. In 2013, Onni was granted a Fill Deposit Permit to fill the properties to
the north of Airport Way in anticipation of future development. That fill operation is currently
underway. Council waived the requirements of Section 4.7 of the Soil Removal and Fill Deposit Bylaw so
that the site could be filled with trucked-in materials rather than pumped—in, dredged river sand. It has
been the City’s practice to permit site preparation on properties that have been designated for
commercial / industrial / residential development in the Official Community Plan.

The Soil Removal and Fill Deposit Bylaw states that every application for soil removal or fill deposit must
include certification that the soil to be removed or fill to be deposited meets the applicable provincial
ministry’s criteria for the intended land use and any other copies of certificates, permits and approvals
as may be required by the Ministry of Environment under the Water Act of the Environmental
Management Act.

Accordingly, each permit must be prepared under the direction of a trained professional, such as an
environmental consultant, a geotechnical consultant, or an agrologist. These professionals are required
to review the soil deposited as well as the record keeping and site sedimentation controls. Professional
assurance may be requested monthly to verify that all operations have been completed in accordance
with the regulations. Depending on the intended land use, the professional may grant approval to use
“other materials” within an engineered fill.

The City reserves the right to inspect and review documentation at all fill sites. In practice, we rely on
the professional consultants involved and City Staff do not currently perform monitoring duties for
permit holders. In the City’s experience, rebar and scrap steel are sorted out of the fill and hauled offsite
to scrap steel vendors for recycling. Concrete rubble and asphalt debris are commonly permitted at fill
sites and used primarily for haul road construction. If the City determines that it needs an independent
report assessing the potential advantages and disadvantages of the proposed soil deposit, it may hire a
professional with the cost of the assessment borne by the applicant at the time an application is made.

With regards to the subject site, the City has halted dumping of fresh concrete at the site until a third
party environmental consultant is engaged to ensure that common industry practice is followed. A
consultant has been hired. Specifically, the consultant will be conducting a fill analysis which will
include:

• Review of imported soil testing program
• Review of material tracking database
• Review the current erosion and sediment control plan
• Preparation of an environmental report to council on fill status, including a presentation of

findings
• Review the containment! management plan for Japanese knotweed found on site
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Issue: Consideration of shifting the tax burden from residential to industrial lands

Discussion: On December 15, 2015, Council directed that staff investigate shifting more of the municipal
tax burden from residential properties to commercial and industrial properties. Staff will investigate
and return to Council with a report addressing the issue.

Issue: Noise from truck traffic using the site

Discussion: Residents are concerned about noise from truck traffic at the site. In order to address noise
from truck traffic once the business park is fully operational, staff recommends the registration of a
covenant ensuring the no loading bays face residential or public areas to help to contain noise from
trucks within the site. Staff will continue to investigate other methods of reducing noise generated from
trucks using the site.

Issue: Pedestrian safety

Discussion: City Council has required that the City retain an independent traffic consultant to provide an
analysis of the cumulative effect of the traffic from the proposed light industrial park and the proposed
townhouse development located between Airport Way and Sutton Avenue. The report will be reviewed
and referred to Council prior to its acceptance. This consultant is in the process of being hired.

Issue: Loss of wildlife habitat

Discussion: Currently, the municipality does not have any regulations or policies regarding the
protection of wildlife habitat in areas that are designated for development or for agricultural uses. The
Ministry of Environment has not identified any at risk or endangered plant or animal species on the
subject sites.

Issue: Regulation of construction noise, dust and trucks

Discussion: The City of Pitt Meadows Noise Bylaw limits construction to between the hours of 7 am and
9 pm, and prohibits any construction on Sundays or statutory holidays. According to the bylaw, the
Director of Operations and Development Services may give written approval to carry on work that is
found necessary outside of these hours, but for this particular project, no request for an extension of
construction hours has been made. Staff recommends that the applicant submit a construction plan
that includes estimated dates of start and completion for each phase, hours of construction, plans to
keep roads clean and dust levels down, plans for on-site supervision, contact names of people in charge,
on-site parking plan for workers, and timing of public pathway construction and other public
improvements.

Issue: Stormwater run-off

Discussion: According to the subdivision and servicing bylaw, post development stormwater run-off
flows cannot exceed pre-development stormwater flows. A stormwater management plan will be
required to be submitted to the City for review and acceptance prior to the final adoption of the
rezoning bylaw.
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Issue: Storage of dangerous compounds

Discussion: The BC Building and Fire Codes regulate how buildings are designed and occupied to
accommodate various uses. The buildings within Phases 1 and 2 of the Golden Ears Business Park, and
the buildings for the proposed Phases 3 and 4, are designed to accommodate ‘low’ and ‘medium’ hazard
industrial uses such as manufacturing and material distribution occupancies. Buildings which contain
hazardous substances such as flammable liquids or chemical processing are considered a ‘high’ hazard
occupancy and, as such, considerable building system upgrades are required by the codes. Such
upgrades include enhanced fire suppression systems, more robust fire separations and greater
emergency exit possibilities - which makes the use of all but the smallest of these buildings capable of
supporting ‘low’ and ‘medium’ hazard occupancies almost exclusively.

Waste disposal from industrial uses is monitored and reviewed by Metro Vancouver.

Issue: Loss of views

Discussion: The construction of buildings on this site will mean the loss of views to the north. Staff will
require that the developer present illustrations showing how the site will appear from specific points in
the municipality to mitigate the loss of views as much as possible.

Issue: Parking

Discussion: The Zoning Bylaw requires one parking space for every 100 square metres of building gross
floor area for light industrial uses and one parking space for every 200 square metres of building area for
warehouse uses. These requirements are consistent with parking requirements in other communities
and they have been applied to other light industrial developments in the City. For the purposes of
analysis, Onni has calculated their parking requirements based on the greater light industrial use parking
requirement of one parking space for every 100 square metres of building area because they cannot
foresee how much of the building space will become warehouse space. Using this requirement, they are
required to have 2,429 parking spaces and are proposing 2,651 spaces. Staff does not anticipate a lack
of onsite parking in the area.

Issue: Shadowing on neighbouring properties

Discussion: Onni had originally proposed 15 metre building heights for Phases 3 and 4 of Golden Ears
Business Park in excess of the 12 metres permitted under the Zoning Bylaw. At the Regular meeting on
October 20, 2015, Council denied the request to amend the Zoning Bylaw to permit building heights of
15 metres. Since buildings will be limited generally to a 12 metre height, shadowing is anticipated to be
less of a concern. Nevertheless, staff will request that the applicant submit a shadow analysis of the
proposed project during the Development Permit approval process.

Issue: Trucks using Harris and Bonson Road

Discussion: Trucks accessing Golden Ears Business Park are prohibited from also using sections Harris
Road north of the Business Park or Bonson Road. Truck drivers that use Harris Road north of the
business park or Bonson Road will be subject to fines.
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Issue: Pile driving

Discussion: Pile driving is not anticipated on this site; it did not occur on either Phase 1 or 2 of Golden
Ears Business Park. However, both sites were prepared through soil compaction, which caused noise
and vibration that was noticeable in some residential areas. The City will investigate ways to minimize
disturbance to residents during site preparation and construction.

Issue: Landscaped buffers

Discussion: “The South Harris Road Business Park Form and Character Design Guidelines” contained
within the Official Community Plan recommend a minimum 20 metre landscaped buffer with a
dedicated right-of-way between the business park development (including parking areas) and the
neighbouring properties.

Onni is proposing to provide the twenty metre landscaped buffer along the northern edge of the
development in keeping with the recommendations of the Official Community Plan. The proposed
landscaped buffer along the eastern property edge, however, varies significantly from the
recommendation in the Official Community Plan. According to the cross sections submitted, the buffer
beside the existing industrial site on Phase 4 is a total of 3.9 metres with a 1.5 metre sidewalk. Further
north, where a row of existing townhouses abuts the development, the proposed buffer increases to 9.4
metres at its widest and then narrows to 7 metres where Onni is proposing a townhouse development.
Onni is proposing an 11 meter landscaped area from their property line at the southeast corner of the
site that is outside of the OCP guidelines in order to address the concerns expressed by residents from
the Shoreline Development on the south side of Fraser Way. Staff will continue to work with the
developer in order to achieve the most appropriate buffering possible throughout the site.

Issue: Tree removal

Discussion: The City does not have a tree preservation bylaw that would regulate the removal of trees
on private property. However, with the new Environmental Stewardship Officer position, the City will
have greater capacity to investigate the efficacy of a tree preservation bylaw.

Issue: Safety and stability of the ditch on the south side of Airport Way

Discussion: Onni has relocated the ditch along the south side ofAirport Way north to the City’s right-of-
way and closer to Airport Way to facilitate the development of both their residential and industrial
projects. Residents have expressed concerns regarding the greater likelihood that vehicle could wind up
in the ditch. The City is investigating using barriers to prevent vehicles from entering the ditch with the
expectation that the developer will pay for the cost.

Others have noted that the newly constructed ditch appears to be eroding. The construction of the
ditch was completed in the fall, too late in the year to hydro-seed the slopes. The ditch slopes will be
hydro-seeded in the spring. The ditch construction, including the slope of the banks is similar to other
ditches throughout the municipality.

Issue: On-site security

Discussion: The applicant will be required to submit a CPTED (Crime Prevention through Environmental
Design) report as part of the Development Permit Approval process. This report will be reviewed by
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staff and by the Advisory Design Panel (which has an RCMP representative among its members).
Lighting is an important part of on-site security; staff will work to ensure that outdoor lighting is
adequate but not intrusive to neighbouring property owners.

Additionally, the Zoning Bylaw permits on-site caretaker units in the Business Park Zone. Onni has not
taken advantage of this provision in the bylaw. Staff will work to encourage Onni to consider locating an
on-site caretaker in the business park to help with on-site security.

Issue: Changing plans and commitments

Discussion: Several residents noted that the proposed plans have changed significantly from when they
were first submitted and presented to the public, especially in regards to the buffer area at the northern
end to the site. Generally, development plans will change in the course of a development process in
response to staff recommendations, Council and public input and changing market forces. In this case,
Onni sought to present a plan that would enable the provision of community amenities (athletic fields)
that differed from those required in the Official Community Plan (20 metre buffers and trails) but would
perhaps be more desirable overall to the community.

Project Status Update

Council granted First Reading to the OCP Amendment Bylaw and Zoning Bylaws on October 20, 2015
that would ultimately permit the development of these properties for business parks if approved.
Council also directed staff to enter into a process to retain an architectural / design consultant to draft a
replacement set of guidelines for buildings and landscape design and to commence discussions with the
applicant and other stakeholders regarding the disposition of the proposed public amenities (athletic
fields). In addition, this proposed development will be included in the traffic study for the proposed
Sutton Avenue townhouses which is in the process of being prepared by an independent consultant.
Once these items have all been completed, staff will return to Council with an update report.

Submitted by: K. Zanon, Director of Operations and Development Services

Approved by: M. Roberts, Acting CAO
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