
PlU MEADOWS

REPORT REQUEST FOR COUNCIL DECISION

DATE: May 4, 2016 FILE: 3360-20-2014-01

FROM: Department of Community Services

SUBJECT: Rezoning and Official Community Plan Amendment Applications for Phases 3 and 4

Golden Ears Business Park

RECOMMENDATION: THAT Council:

A. Refer the application back to staff to address the following issues:

A.1 Direct Staff to enter into a process to retain an architectural I design consultant to

draft a replacement set of guidelines for buildings and landscape design prior to Third

Readings of the Bylaws; AND

A.2 Direct Staff to continue to work with the applicant on finding the optimal width and

design of the landscaped buffers to surrounding residential areas; AND

A.3 Direct Staff to commence discussions with the applicant regarding the disposition of

the proposed public amenities prior to Third Readings of the Bylaws; AND

A.4 Direct staff to work with the applicant per possible other ancillary uses and support

services to complement the request for restaurant uses within the Phases 3 and 4

zone; AND

A.5 Direct Staff to work with the applicant regarding future road and infrastructure

improvements;

OR
B. Grant Second Reading to OCP Amendment Bylaw No. 2708, 2015 in order to re-designate Lot

3, Plan 8763 from Agricultural to Business Park; AND

C. Grant Second Reading to Zoning Bylaw Amendment Bylaw No. 2707, 2015 to rezone Lots 1,

2, 3 and 4, Plan 8763 from General Agricultural (A-i) Zone to Light Industrial Business Park (I-

3) Zone to permit the expansion of the Golden Ears Business Park to the east of Harris Road;

AND

D. Grant Second Reading to Zoning Bylaw Amendment Bylaw No. 2709, 2015 to amend the Light

Industrial Business Park Zone to permit restaurants as a principal use with limitations; AND

E. Require that the following conditions be fulfilled prior to Bylaw No. 2707, 2015 receiving

Fourth Reading / adoption:

E.1 Development Permit approval by Council;
E.2 A covenant ensuring that the landscaped buffers will be established as presented on

the approved plans. The covenant will also determine the timing of the installation
of the landscaped buffers;

E.3 An easement ensuring that the public has the right to use the pathways within the
buffers;

E.4 A covenant ensuring that no loading bays face residential areas;
E.5 A covenant restricting the number and location of driveways;

#135684v1- 10 -



PITT MEADOWS

E.6 Acceptance of a storm water management plan;
E.7 Acceptance of a servicing agreement including the commitments to upgrade the

impacted traffic and pedestrian infrastructure identified in the consultant’s report;
E.8 Acceptance of an erosion and sedimentation control plan;
E.9 Any additional conditions that may be identified by Council, through Public Hearings,

or any additional application review; OR

The intent of this report is to present to Council recommended resolutions in order to move the OCP
Amendment application and rezoning application forward. This is a complex project with many moving
parts, and many issues remain unresolved at this point:

Landscaped Buffers

“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.

Staff remains concerned that the proposed 10 metre-wide landscaped buffer along the future
townhouse development (also belonging to Onni) may be insufficient to screen future residents living
there from the activity within the light industrial park. Staff is also concerned that the buffer to the
north (adjacent to the Fieldstone neighbourhood) is insufficient, especially given the proximity of
Building 3100.

Proposed Amenity

At this time, many aspects of this amenity proposal are unknown including the respective
responsibilities between the municipality and the developer. Staff recommends further discussion.

New Design Guidelines

At the Regular Council Meeting on October 20, 2015, Council directed staff to enter into a process to
retain an architectural I design consultant to draft a replacement set of guidelines for buildings and
landscape design. It was requested that this be delayed until Council consideration of the
environmental assessment and traffic study. Staff continues to recommend that the municipality select
and engage the design professionals, with the cost of the work reimbursed to the municipality by Onni.
The Advisory Design Panel would be involved in reviewing the guidelines prepared by the consultant.
The replacement of these guidelines will require a further OCP amendment. Replacement guidelines
will account for the needs of building appropriate industrial spaces while recognizing the need to
coordinate with the unique character in this portion of the community.

Road and Infrastructure Improvements

The traffic study prepared for the City by McElhenney Consulting Services for the proposed Golden Ears
Business Park Phases 3 and 4 and for the proposed townhouse development between Sutton Avenue

F. Other.

CHIEF ADMINISTRATIVE OFFICER COMMENT/RECOMMENDATION:
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PITT MEADOWS

and Airport Way contained a summary of recommended infrastructure upgrades, including widening
Airport Way to four lanes, replacing the roundabouts at Harris and Airport Way and Harris and Bonson
Road with traffic signals, bus shelters and crosswalks.

It is staff’s intent to reference this table of future infrastructure requirements when entering into service
agreements for the proposed developments located within this traffic study. In order to ensure an
appropriate infrastructure level of service is maintained, during and after construction, staff will
associate each upgrade with a corresponding proposed project and include this within the respective
servicing agreements to ensure all future demands are met in a timely order.

Staff recommends that Council direct staff to enter into discussions with the developer regarding these
improvements as soon as possible so that they can be incorporated into the servicing agreements.

Allowed Uses

The applicant has made a request to allow for restaurant uses within the Light Industrial Business Park I-
3 zoning. Staff supports this request as often a small percentage of commercial ancillary uses are found
in industrial business parks to support the businesses and surround neighborhoods. Staff feels further
conversation is needed with the applicant to discuss other ancillary uses that may compliment the
proposed development and should be considered.

DESIRED OUTCOME: To refer the application to staff for further work.

Prepared by: D.K. Parr, Planner II

Submitted by: K. Zanon, Director of Community Services

Approved by: M. Roberts, CAO

A1TACHMENT(S):

A. Bylaw No. 2707, 2015

B. Bylaw No. 2708, 2015

C. Bylaw No. 2709, 2015

D. Request for Council Decision Report dated April 28, 2016, entitled “Rezoning and Official

Community Plan Applications for Phases 3 and 4, Golden Ears Business Park.”

4135684v1- 12 -



CITY OF PITT MEADOWS
ZONING AMENDMENT BYLAW NO. 2707, 2015RTTACHMENT

A Bylaw to amend a section of Zoning Bylaw No. 2505, 2011.

WHEREAS, it is deemed expedient to amend City of Pitt Meadows Zoning Bylaw
No. 2505, 2011, as amended; AND

NOW THEREFORE, the Council of the City of Pitt Meadows in open meeting
assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited as the City of Pitt Meadows Zoning
Amendment Bylaw No. 2707, 2015.

2. That the parcels of land legally described as:

PlO: 011-338-385
Lot I District Lot 254 Group 1 New Westminster District Plan 8763

PID:011-338-415
Lot 2 District Lot 254 Group I New Westminster District Plan 8763
Except: Plan BCP49951

PlO: 011-338-423
Lot 3 District Lot 254 Group I New Westminster District Plan 8763
Except: Plan BCP49951

PID: 011-338-458
Lot 4 District Lot 282 Group I New Westminster District Plan 8763

As shown boldly outlined on Attachment “A” which forms part of this
bylaw, is hereby rezoned to Light Industrial Business Park (1-3) to permit
the construction of a Business Park.

3. City of Pitt Meadows Zoning Bylaw No. 2505, 2011 as amended and
Schedule “A” attached thereto are hereby amended accordingly.

READ a FIRST time the 20th day of October, 2015.

READ SECOND time the

____day

of ,2015.

PUBLIC HEARING held the

_____day

of ,2015.

READ a THIRD time the

_____day

of , 2015.

FINALLY CONSIDERED AND ADOPTED the

____day

of , 2015.

#1 29499v1
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CITY OF PITT MEADOWS
ZONING AMENDMENT BYLAW NO. 2707, 2015

Page 2 of 2

ATTACHMENT “A”
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CITY OF PITT MEADOWS ATfACHMENT
OFFICIAL COMMUNITY PLAN AMENDMENT

BYLAW NO. 2708, 2015

A Bylaw to amend applicable sections of Official Community Plan Bylaw No. 2352, 2007

WHEREAS, it is deemed expedient to amend Official Community Plan Bylaw No. 2352,
2007; and

WHEREAS, the Council of The City of Pitt Meadows has, in accordance with Section
879 (1) of the Local Government Act, during the development of the amendment to the
Official Community Plan, provided one or more opportunities it considers appropriate for
consultation with persons, organizations and authorities it considers will be affected;
AND

WHEREAS, the Council of The City Of Pitt Meadows has, in accordance with Section
879 (2) of the Local Government Act considered whether opportunities for consultation
with one or more persons, organizations, and authorities should be early and ongoing
and specifically cOnsidered whether consultation is required with

a) Metro Vancouver
b) Adjacent regional districts (Fraser Valley Regional District)
c) The Councils of the City of Maple Ridge, Township of Langley and City of Port

Coquitlam
d) Katzie First Nation
e) School Board
f) The province
g) Any other agencies

NOW THEREFORE, the Council of The City of Pitt Meadows in open meeting
assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited as the “City of PItt Meadows Official Community Plan
Amendment Bylaw No. 2708. 2015”;

2. Table of Map Schedules, Schedule 3A is amended to change the land use
designation of:

PID: 011-338-423

Lot 3 District Lot 282 Group I New Westminster District Plan 8763, Except
Plan BCP49951

from Agricultural to Business Park as shown boldly outlined and shaded on
Attachment “A” and to remove the Metro Vancouver Green Zone Designation from
the property.

#129498v1
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CITY OF PITT MEADOWS Page 2
OFFICIAL COMMUNITY PLAN AMENDMENT

BYLAW NO. 2708, 2015

3. Table of Map Schedules, Schedule 12A is amended to include:

PID: 011-338-423

Lot 3 District Lot 282 Group I New Westminster District Plan 8763, Except
Plan BCP49951

within Development Permit Area No. 4 as shown boldly outlined and shaded on
Attachment “A”.

4. City of Pitt Meadows Official Community Plan Bylaw No. 2352, 2007 is hereby
amended accordingly.

READ a FIRST time the 20th day of October, 2015.

READ a SECOND time the

_____day

of

_________________,

2015.

PUBLIC HEARING held the

_____day

of
, 2015.

READ a THIRD time the

_____day

of

___________________,2015.

FINALLY CONSIDERED AND ADOPTED the

____day

of
, 2015.

# 129498v1
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CITY OF PITT MEADOWS Page 3
OFFICIAL COMMUNITY PLAN AMENDMENT

BYLAW NO. 2708, 2015

ATTACHMENT “A”
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ATTACHMENT C
CITY OF PITT MEADOWS

ZONING AMENDMENT BYLAW NO. 2709, 2015

A Bylaw to amend applicable sections of Zoning Bylaw No. 2505, 2011

WHEREAS, it is deemed expedient to amend The City of Pitt Meadows Zoning
Bylaw No. 2505, 2011 as amended;

NOW THEREFORE, the Council of The Corporation of the City of Pitt Meadows
in open meeting assembled, ENACTS AS FOLLOWS:

This Bylaw may be cited as the “City of Pitt Meadows Zoning
Amendment Bylaw No, 2709, 2015”.

2. Part 13 — Light Industrial Business Park, Section 13.3.2 Permitted Uses is
amended by adding “Restaurant” as a Principal Use.

3. Part 13 — Light Industrial Business Park, Section 13.3.9 Conditions of Use
is amended by adding h) as follows:

h) Restaurant use shall:

i. be limited to the following parcels as described on the date of
this bylaw:

PID: 011-338-415
Lot 2 District Lot 254 Group I New Westminster District
Plan 8763; Except Plan BCP49951

PID: 011-338-423
Lot 3 District Lot 282 Group I New Westminster District
Plan 8763; Except Plan BCP49951

PID: 025-907-867
Lot 2 Section 12 Block 5 North Range I East New
Westminster District PIanBCP9735; Except: Part Dedicated
Road on Plan BCP41323

PID: 028-360-494
Parcel A (Being a Consolidation of Lots A and B, See
CAl 783946) Section 13 Block 5 North Range I East New
Westminster District Plan BCP5764

ii. be located within an area not more than 150 m from each of the
properties’ corners at Airport Way and Harris Road;

#129500v1
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CITY OF PITT MEADOWS 2
ZONING AMENDMENT BYLAW NO. 2709, 2015

iii. be limited to no more than three restaurants per lot.

4. Pitt Meadows Zoning Bylaw No. 2505, 2011 and amendments thereto, is
hereby amended accordingly.

READ a FIRST time the 20th day of October, 2015.

READ a SECOND time the

____day

of

_________________,

2015.

PUBLIC HEARING held the

_____day

of

____________________,

2015.

READ a THIRD time the

_____day

of
, 2015.

FINALLY CONSIDERED AND ADOPTED the _day of , 2015

#129500v1
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REPORT REQUEST FOR COUNCIL DECISION

April 28, 2016

FROM: Department of Community Services

PITT MEADOWS

SUBJECT: Rezoning and Official Community Plan Amendment Applications for Phases 3 and 4
Golden Ears Business Park

RECOMMENDATION: THAT Council:

A. Refer the report entitled “Rezoning and Official Community Plan Amendment Applications for
Phases 3 and 4 Golden Ears Business Park” from the Director of Community Services, Kate Zanon,
to the May 10, 2016 Council in Committee Meeting: OR

BACKGROUND

KEY ISSUE(S)/CONCEPT(S):

Onni is seeking to rezone the subject properties to the Light Industrial Business Park (1-3) Zone in order
to construct a development similar to the projects now under construction west of Harris Road, on both
sides of Airport Way. An Official Community Plan amendment is also required to change the land use
designation of Lot 3, Plan 8763 from Agricultural to Business Park. Finally, the applicant is requesting
consideration of a bylaw to amend the Zoning Bylaw to permit restaurants as a principal use with
limitations within the business park zone.

The proposal includes athletic fields as a community amenity at the north east corner of Phase 3, as well
as landscaped buffers to the surrounding neighbourhoods in a variety of widths, and trails and pathways
bordering the site along Harris Road and Airport Way.

Proposed Golden Ears Business Park Phase 3 Recent Land Use History

Agricultural Land Reserve Exclusion Application

In 2007, Aplin & Martin submitted an Agricultural Land Reserve (ALR) Exclusion application for land at
the north east corner of Harris Road and Airport Way on behalf of the owner of the property, Alouette
Estates. The application was submitted when the Official Community Plan was undergoing a review
process.

As part of the application process, the application was referred to the City’s Agricultural Advisory
Committee (AAC) for comment and recommendations to Council. At their meeting on August 24, 2007,
the AAC expressed regret that agricultural land would be lost, but acknowledged that the industrial
development would be financially beneficial to the City and that the properties are in a strategic location
for the movement of goods. The minutes of that meeting record that the AAC was opposed to

DATE: FILE: 3360-20-2014-01

B. Other.

CHIEF ADMINISTRATIVE OFFICER COMMENT/RECOMMENDATION:
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PlU MEADOWS

residential development in this area because of the proximity of the airport. The AAC recommended
that the ALR Exclusion Application be forwarded to the Agricultural Land Commission (ALC).

On October 2, 2007, at their Regular Meeting, Council motioned to support the request for the exclusion
and echoed the AAC’s comments that the land be rezoned to business park / light industrial and not
residential uses. On October the application was forwarded to the ALC.

The ALC first considered the exclusion application in April, 2008. Before proceeding with the
application, the ALC requested that the applicant and the City explore agricultural improvement
opportunities elsewhere in the community, achievement of which may increase the long term
productivity of ALR land in Pitt Meadows and offset the removal of the subject lands from the
agricultural land inventory in Pitt Meadows. The application was tabled pending the receipt of further
information from the City and the applicant.

In July 2008, Alouette Estates proposed to contribute $750,000 for the Drainage Reserve Fund for use by
the City of Pitt Meadows. In turn, the City confirmed to the ALC that the applicant had made the offer,
and that the City found the offer acceptable.

In September, 2008, the ALC considered the application once again. The applicant’s offer to provide a
sum of $750,000 to be placed in the Drainage Reserve Fund for use by the City of Pitt Meadows was
believed to be sufficient to offset the proposed exclusion of the subject property from the ALR by
facilitating agricultural improvements elsewhere in the community. The exclusion was approved subject
to the condition that the proposed sum of $750,000 has been placed in the Drainage Reserve Fund.

In May, 2013, the City sent a letter to the ALC confirming that $750,000 for Drainage Reserve Fund
received from Alouette Estates Ltd. The ALC sent back confirmation that the lots have been removed
from the ALR.

Regional Growth Strategy Designation

The property at the north east corner of Harris and Airport Way is designated “Agricultural” within the
Official Community Plan, with a star denoting its regional land use category at the time, “Green Zone”.
This OCP designation reflects the fact that the lot was within the Agricultural Land Reserve at the time
that the OCP was adopted in 2008 and the Livable Region Strategic Plan, Metro Vancouver’s previous
growth strategy, was in effect.

As the City was finishing work on the new Official Community Plan, Metro Vancouver had started work
on the new Regional Growth Strategy, which would go on to replace the Livable Region Strategic Plan.
The subject properties had been designated as part of the region’s “Green Zone” within the Livable
Region Strategic Plan, which was consistent with their ALR designation. The “Green Zone” grouped
natural areas, recreational areas, trails, and agricultural land into one category.

In 2011, Metro Vancouver adopted the new Regional Growth Strategy (Metro Vancouver 2040: Shaping
Our Future). The new Regional Growth Strategy replaced the “Green Zone” land use designation with a
finer system of land use categories, which included “Conservation and Recreation”, “Agricultural” and
“Rural” that had previously been classed as “Green Zone”.

#135562v1
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PITT MEADOWS

Metro Vancouver and the City of Pitt Meadows collaborated where needed throughout the process of
drafting both the City’s Official Community Plan and then the new Regional Growth Strategy. The City
worked to ensure that the new maps and land use designations within the Regional Growth Strategy
were consistent with the City’s goals for development, and requested that maps reflected the
conditional removal of the subject properties from the ALR. The Regional Growth Strategy therefore
shows the subject properties as “Industrial”.

City Council accepted the new Regional Growth Strategy at their meeting on March 1, 2011, and Metro
Vancouver adopted the new plan in July 2011. The City then started work on a new Regional Context
Statement. The Regional Context Statement is intended to illustrate the relationship between the
Regional Growth Strategy and the Official Community Plan and how both plans may be made consistent
over time. The subject properties are all identified as “Industrial” within the Regional Context
Statement. The new Regional Context Statement was granted third reading after a public hearing in July
2013 and forwarded to Metro Vancouver where it was accepted by the Board on November, 2013 and
granted final reading by City Council on February 18, 2014.

Evolution of the Proposed Project

Developer Information Meeting, April 20, 2015, South Bonson Community Centre

Public consultation meetings are required by Council policy, and are designed to provide the community
with an opportunity to see the proposal before the application is formally considered by Council, and to
provide input. Onni held a Public Consultation meeting on April 20, 2015 at the South Bonson
Community Centre for this development proposal. This is the site plan that was presented to the public
at that meeting:

— -——————.

S1

Figure 1: April 2015 Development Proposal, Northern Half
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Figure 2: April 2016 Development Proposal, Southern Half

PITT MEADOWS

Key features of the proposed site plan included a 58 metre-wide linear park stretching from Harris Road
to the Pitt Meadows Athletic Park and a 20 metre-wide landscaped buffer running the full north — south
length of proposed Phases 3 and 4 along the eastern property line.

Forty-seven people attended the meeting. Issues raised at the meeting included:

• Concerns over the overall business park land use designations;
• No landscaped buffer on Fraser Way;
• Traffic, specifically truck traffic;
• Loss of agricultural land;
• Northern-most driveway too close to Fieldstone Walk neighbourhood;
• Buildings too high;
• Loss of views;
• Loss of property values;
• Disruption during site preparation and construction.

First Reading, Regular Council Meeting, October 20th 2015

— ——

KEY PLAN

H kii

r1

GOLDEN EARS BUSINESS PARK
#4 SOUTH SITEDflt]j DNA eta
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PITT MEADOWS

In response to the concerns raised at the public consultation meeting, Onni revised the plans by
providing a 10 metre landscaped buffer at the southeast corner of the property on Fraser Way and more
landscaping on the south side of Airport Way. The greenspace that was originally proposed along the
northern property line was reconfigured along the eastern property line as a multi-purpose active
recreation area and parking lot beside the Pitt Meadows Athletic Park (see Figure 3, below). Buffers
along the eastern property lines were reduced to 10 metres where contiguous with existing and future
residential areas to and the buffer was reduced to 4.3 metres next to the industrially zoned property on
Fraser Way.

Zoning Bylaw Amendment Bylaw No. 2709 also proposed changing the Light Industrial Business Park
Zone to permit 15 metre high buildings (12 metre high buildings are currently permitted in the zone) and
restaurants as a principal use within 150 metres of the intersection of Harris Road and Airport Way.
Council granted First Reading to all three bylaws but directed that the Bylaw No. 2709 be revised to
remove references to the proposed 15 metre building height.

Council also directed staff to engage third party environmental professionals to assess fill operation and
third party traffic engineers to provide a traffic analysis / pedestrian safety analysis at the Regular
Council meeting of October 20th 2015.

Latest Proposal

The latest proposal, dated March 14th 2016, restores the 20 metre buffer area between the proposed
light industrial development and the existing residential neighbourhood just east of the proposed phase
4. The buffer area adjacent to the proposed townhouse development between Sutton and Airport Way
and the existing industrial property is proposed to be 10 metres.

Figure 3: October 2016 Development Proposal
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PITT MEADOWS

The plans have also been revised to show a separate driveway leading to the proposed public parking lot
at the north east corner of phase Ill, to be available to those using the City’s fields and arena. The land
for multi-purpose active recreation fields, parking lot, buffer and driveway are all proposed to be
dedicated to the City.

Figure 4: March 2016 Development Proposal

Staff remains concerned that the proposed 10 metre-wide landscaped buffer along the future
townhouse development (also belonging to Onni) may be insufficient to screen future residents there
from the activity within the light industrial park. Staff is also concerned that the buffer to the north
(adjacent to the Fieldstone neighbourhood) is insufficient, especially given the proximity of Building
3100.

Sustainabilitv Checklist

Please refer to Attachment D for the Sustainability Checklist.

Next Steps

Staff recommends that the following actions be taken:

Prior to Third Reading

Proposed Amenity

At this time, many aspects of this amenity proposal are unknown including the respective
responsibilities between the municipality and the developer. Staff recommends further discussion.
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• New Design Guidelines

At the Regular Council Meeting on October 20, 2015, Council 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. It was requested that this be delayed until Council consideration of the
environmental assessment and traffic study. Staff continues to recommend that the municipality
select and engage the design professionals, with the cost of the work reimbursed to the municipality
by Onni. The Advisory Design Panel would be involved in reviewing the guidelines prepared by the
consultant. The replacement of these guidelines will require a further OCP amendment.
Replacement guidelines will account for the needs of building appropriate industrial spaces while
recognizing the need to coordinate with the unique character in this portion of the community.

Following is a list of preliminary conditions that have been identified as requirements prior to the
adoption of the bylaws. Staff anticipates that other conditions will be identified through the continuing
application review process.

1. Development Permit approval.

2. The following covenants / easements be registered:
a. A covenant ensuring that the landscaped buffers will be established as presented on the

approved in the plans. The covenant will also determine the timing of the installation of
the landscaped buffers.

b. An easement ensuring that the public has the right to use the pathways within the
buffers.

c. A covenant ensuring that no loading bays face residential areas.
d. A covenant restricting the number and location of driveways.

3. A Storm Water Management Plan will be required for the entire site prior to final adoption of
the rezoning bylaw. The plan will demonstrate how the developer will accomplish pre
development flows from the site. The developer’s consultant will propose the method of
retaining/detaining flows into the City’s drainage system. The City would prefer if the storm
runoff can be ‘recharged’ back into the sub-grade.

Prior to Issuance of Development Permit

If the application proceeds to the Development Permit Phase, the following will be required:

1. The trail/pathway being proposed for the Airport Way frontage (north half) will require Metro
Vancouver approval as there is an easement in this location for a sanitary force main, Metro
Vancouver has plans to twin this main sometime in the future. Driveway crossings will also
require Metro Vancouver review and approval of the design for the crossings.

2. Environmental requirements are to be met along the Pitt Meadows Athletic Park drainage
channel north half of the development site.
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PITT MEADOWS

Prepared by: D.K. Parr, Planner II

Submitted by: K. Zanon, Director of Community Services

Approved by: M. Roberts, CAO

ATTACHMENT(S):

A. Conceptual Development Plans and Landscaped Buffer Cross Sections for Golden Ears Business

Park Phases 3 and 4.

B. Staff Report to Council, dated October 7, 2015

C. Staff Report to Council, dated January 4, 2015

D. Sustainability Checklist
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NEW 8.55 ACRE

I MULTI-PURPOSE
RECREATION AREA

34.5m (112f) from PLto BUILDING
2 includes 20m (66’) WIDE

LANDSCAPE BUFFER

_

-

36m (118f) SETBACK to BUILDING
(from property line) includes
23.5m (77f) LANDSCAPE BUFFER
& new 2 LANE park/arena access driveway

o -— -

..-.—

0
58m (190f) from EXISTING HOUSES to BUILDING

includes 3
40m (132’) WIDE LANDSCAPE BUFFER

z 2016.04.11

LLcJA
David N*ne+Aasaclates Ltd

GOLDEN EARS BUSINESS PARK PHASE3+4
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SITE PLAN I GEBP 4

0 EAST BUFFER DETAIL
SCALE: 113T = 1.0

2016.04.11

DNA

__

SITE PLAN I GEBP 4
SOUTH/EAST BUFFER DETAIL
SCALE: 1/32 1.0
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D[A
David NaIme+Assoclatee Ltd

GOLDEN EARS BUSINESS PARK PHASE3+4

2016.04.11
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REPORT REQUEST FOR COUNCIL DECISION

Puff MEADOWS

October 7, 2015 FILE: 3360-20-2014-01

Operations and Development Services

Rezoning and Official Community Plan Amendment Applications for Phases 3 and 4

Golden Ears Business Park

RECOMMENDATION: THAT Council:

A. Grant First Reading to OCP Amendment Bylaw No. 2708, 2015 in order to re-designate Lot 3,
Plan 8763 from Agricultural to Business Park; AND

B. Grant First Reading to Zoning Bylaw Amendment Bylaw No. 2707, 2015 to rezone Lots 1, 2 3
and 4, Plan 8763 from General Agricultural (A-i) Zone to Light Industrial Business Park (1-3)

Zone to permit the expansion of the Golden Ears Business Park to the east of Harris Road;

AND

C. Grant First Reading to Zoning Bylaw Amendment Bylaw No. 2709, 2015 to amend the Light

Industrial Business Park Zone to permit a maximum building height of 15 metres and to
permit restaurants as a principal use with limitations; AND

D. Direct Staff to enter into a process to retain an architectural / design consultant to draft a
replacement set of guidelines for buildings and landscape design, as outlined in the report;

AND

E. Direct Staff to commence discussions with the applicant and other stakeholders regarding the
disposition of the proposed public amenities as outlined in the report; OR

F. Other.

BACKGROUND

REPORT/DOCUMENT:

KEY ISSUE(S)/CONCEPT(S): Onni is seeking to rezone the subject properties to the Light Industrial
Business Park (1-3) Zone in order to construct a development similar to the projects now under
construction west of Harris Road. An Official Community Plan amendment is also required to change
the land use designation of Lot 3, Plan 8763 from Agricultural to Business Park. Finally, the applicant is
requesting consideration of a bylaw to amend the Zoning Bylaw to increase the permitted maximum
building height and also to permit restaurants as a principal use with limitations within the business
park.

The proposal includes athletic fields as a community amenity at the north east corner of Phase 3, as well
as landscaped buffers to the surrounding neighbourhoods in a variety of widths, and trails and pathways
bordering the site along Harris Road and Airport Way.

DATE:

FROM:

SUBJECT:

CHIEF ADMINISTRATIVE OFFICER COMMENT/RECOMMENDATION:

Attached Available j N/A L1
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Staff is recommending First Readihg only of the bylaws at this time to receive Council feedback on the
proposal in regards to the proposed recreation amenity, landscaped buffers, general layout and design.
Should the bylaws receive First Reading, staff will consult with Ridge-Meadows Parks and Facilities staff
and other staff regarding the proposed amenity and will forward an analysis and recommendations to
Council, that will aid in drafting new business park design guidelines, as outlined in the administrative
report.

RELEVANT POLICY: Official Community Plan Designations and Policies. The subject sites are
designated for Business Park uses, which permits clean business industrial uses in office-like structures
in the Official Community Plan. The Official Community Plan (OCP) encourages uses that will help the
City achieve higher employment and land use densities, and requires that all industrial development
have good design and high landscaping standards, and encourages the provision of amenities to serve
employees and the general public. The intended uses include light impact industrial, high technology
industry, warehouse, office, and service uses, carried out within enclosed buildings. Lot 3 remains
designated as Agricultural even though the property was removed from the Agricultural Land Reserve,
and is the subject of an Official Community Plan amendment application. The Official Community Plan
also identifies a proposed trail at the top of the subject site, connecting Harris Road with the Pitt
Meadows Athletic Park. Parts of the existing trail system along Harris Road and Airport Way will be
required to be improved as part of the development.

STRATEGIC ALIGNMENT: This application falls within the Economic Prosperity Strategic Focus Area as it

facilitates long term community prosperity.

DESIRED OUTCOME: This is a complex project with many moving parts. Staff is seeking from Council
support to continue working with the applicant and numerous stakeholders in order to resolve the
various issues raised in this report and to return to Council with a fulsome proposal that can then be
considered at a public hearing.

IMPLICATIONS OF RECOMMENDATION

ORGANIZATIONAL: Processing the application is part of the work program.

FINANCIAL: None specifically at this time; however, these properties were the subject of an economic
analysis by G.P. Rollo and Associates that analysed the impact that an industrial designation would have
on the City’s taxation burden across other tax categories.

IMPLEMENTATION/COMMUNICATION: None identified at this point.

KATZIE FIRST NATION CONSIDERATIONS: None identified at this point.

OTHER: None identified at this point.

Submitted by: K. Zanon. Director of Oierations and Develo,,ment Services

Approved by: K. Grout. CAO

- 12
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ADMINISTRATIVE REPORT

TO: CHIEF ADMINISTRATIVE OFFICER FILE NO. 3360-20-2014-01

REPORT DATE: October 7, 2015

FROM: Director of Operations & Development Services

SUBJECT: Rezoning and Official Community Plan Amendment Applications for Phases 3 and 4
Golden Ears Business Park

PURPOSEf To advise Council of Onni’s request to rezone the properties located on the
east side of Harris Road to 1-3 — Light Industrial Business Park, to facilitate the
construction of a new business park.

1. BACKGROUND:

Applicant/Agent: Onni Group of Companies

Owner: 0790792 B.C. Ltd.

Legal Description: Lots 1, 2 3 and 4, Plan 8763

Civic Address: 11208 Harris Road

LotArea: Lotl:12.64ha

Lot 2: 6.82 ha

Lot 3: 7.83 ha

Lot 4: 11.58 ha

Total: 38.87

OCP: Existing: Business Park and Agricultural
Proposed: Business Park

Zoning: Existing: General Agricultural (A-i)
Proposed: Light Industrial Business Park( 1-3)

Site Description

The subject sites are located on the east side of Harris Road, south of the Fieldstone Walk
residential neighbourhood and north of Fraser Way. The sites are bisected by Airport Way which
runs east to west through the site.

The site is relatively flat and is presently used as farm land. A farm house and smaller agricultural
buildings are located on the properties south of Airport Way and are accessed from Harris Road.

-13- #129448
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In 2013, Onni was granted permission to fill the properties to the north of Airport Way in
anticipation of future development. That fill operation is currently underway.

These properties are surrounded by a variety of different uses. The properties on the north side
of Airport Way are bordered to the north by the Fieldstone residential neighbourhood, to the east
by the Pitt Meadows Athletic Park, and to the west by Phase 2 of the Golden Ears Business Park,
as well as by airport lands. The properties on the south side of Airport Way are bordered by
Onni’s proposed townhouse development to the east, as well as existing single-family and
townhouse developments. An existing light industrial development is located off the south east
corner of the site. The proposed development is also located across Fraser Way from the
Shoreline residential development and parkiand, and to the west is the Phase 1 Golden Ears
Business Park site.

The two halves of the project may be accessed from Airport Way or Harris Road. Harris Road is
not part of the City’s designated truck route.

Proposal

The applicant is proposing to develop the four parcels east of Harris Road and north and south of
Airport Way as Phases 3 and 4 of the Golden Ears Business Park. Currently proposed as a
development consisting of five buildings on the northern site and eight buildings on the southern
site, Phases 3 and 4 are proposed to be consistent with Phases 1 and 2 of Golden Ears Business
Park in terms of building design, use, form, and massing. It should be noted that while the
applicant is showing a proposed site plan with a possible future building layout, as we saw with
the first two phases of the project, the site plans could change after rezoning. Any changes to the
site plan would be brought back to Council for review through the development permit process.

The buildings are proposed to be of tilt-up construction with glazing, trellis, and signage providing
detail and interest to the building appearance, also consistent with the previous two phases of the
industrial park. The buildings on the proposed site plan are shown in a variety of sizes, from
575,000 square feet to 35,530 square feet. Again, the site plan may change over time as Onni
would build both speculative buildings and custom buildings based on market demand.

Onni is proposing 15 metre-high buildings. This is consistent with several buildings in Phase 2 of
the Golden Ears Business Park.

Vehicle Access I Parking

For Phase 3, the northern site, the applicant is proposing three access driveways onto Harris Road
and two on Airport Way. For Phase 4, the southern site, the applicant is proposing one access
driveway onto Harris Road and two access driveways on Airport Way. These two access
driveways would be directly opposite the driveways for Phase 3.

-14-
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Truck traffic is prohibited on Harris Road; trucks will be required to use Airport Way to access
other routes. Following First Reading, staff will request that the applicant’s traffic consultant re
validate the traffic impact analysis.

Parking is proposed to be located throughout the site, enabling building employees and patrons
to park close to businesses. The site has been designed so that most of the loading areas facing
into the interior of the site, away from the public roads and neighbourhoods. The one exception
is building 3400, where a portion of the loading area is facing the proposed recreation and
amenity area.

Proposed Amenity

The applicant is proposing to designate land for the purpose of general recreation and amenity
uses. The current site plan has illustrated an example of this in the form of fields; however the
proposal for any recreation and amenity lands will require review and analysis as to feasibility and
appropriateness prior to any specific determination.

Pedestrian Circulation

The developers will be required to install sidewalks along the Harris Road frontage. The Official
Community Plan requires trail access to Pitt Meadows Athletic Park. Internal pedestrian access is
currently proposed to be provided by walkways along the building frontages, as in Phases 1 and 2
and walkways will be located on the eastern property line, potentially providing pedestrian access
along the entire length of the property.

Installation of 4 metre multi-use paved pathways will be required along Airport Way from Harris
Road toward Bonson Road on each side of the road. A pedestrian crossing will be required linking
the pathway from Airport Way to the Athletic Park. Since Onni is proposing a townhouse
development on the south side of Airport Way, immediately east of proposed Phase 4, these
improved multi-use pathways will be coordinated and constructed out to Bonson Road.

Other Road Improvements

Road upgrading will be required for the full frontage of Harris Road, including separated
sidewalks, curb and gutter, street lighting and street trees to arterial standards. No upgrading is
required for the Airport Way Frontage. Fraser Way will require upgrading to a collector standard,
including sidewalks, street lighting, and widening on the north side only from Harris Road to the
proposed development at the east property line.

Installation of a 4 metre multi-use pathway will be required along both sides of Airport Way from
Harris Road to Bonson Road, the pathway to be paved for the entire stretch. A pedestrian crossing
will be required linking the pathway from Airport Way to the Athletic Park.

-15-
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Public Consultation Meeting

Onni held a Public Consultation meeting on April 20, 2015 at the South Bonson Community
Centre. Forty-seven people signed in; nineteen comment forms were received (see Attachments
H & I). Issues raised included:

• Concerns over the overall business park land use designations;
• No landscaped buffer on Fraser Way;
• Traffic, specifically truck traffic;
• Loss of agricultural land;
• Northern-most driveway too close to Fieldstone Walk neighbourhood;
• Buildings too high;
• Loss of views;
• Loss of property values;
• Disruption during site preparation and construction.

In response to some concerns, Onni has revised the plans since presenting them at the public
consultation meeting, by providing a greater landscaped buffer on Fraser Way. Additionally, staff
notes that these lands are not designated for agricultural use and have been designated for Light
Industrial/Business Park uses since the adoption of the OCP. Prior to the current land use
designation this area was designated as employment lands. The subject properties are located
adjacent to a designated truck route, and proposed driveway access to the site respects keeping
truck traffic off local roads by directing it to the main truck route.

2. ANALYSIS:

Proposed changes to the Zoning Bylaw

Height. The applicant is proposing to increase the overall height of industrial buildings to 15
metres from 12 metres. Permitting an increased building height will be consistent with the
development trend on Phases 1 and 2 and will allow for a more efficient racking system for
warehouses in particular. This height will make the development more competitive with other
industrial parks in the region.

Restaurants as a Principal Use. Restaurants are currently permitted as an accessory use in the
Light Industrial Business Park (1-3) Zone. As an example, a restaurant could be permitted as part of
a commercial bakery, or as part of a catering business, both permitted uses in the 1-3 Zone. The
proposed amendment would permit up to three freestanding restaurants within 150 metres of
each of the four corners of Harris Road and Airport Way. Staff is supportive of restaurants as a
principal use in the business park because it would introduce variety to the building form and
design and would provide services to workers and residents.
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Conformity with the South Harris Business Park Form and Character Design Guidelines, Pitt
Meadows Official Community Plan

The Development Permit Area Guidelines and the South Harris Road Business Park Form and
Character Design Guidelines, incorporated into the Official Community Plan in 2009, were
intended to help create an attractive business park area, while mitigating its impact on the
adjacent residential neighbourhoods. The proposed development plans reflect many aspects of
the Development Permit Area Guidelines and the Form and Character Design Guidelines,
particularly in their incorporation of the proposed greenway corridors and streetscape
improvements. However, there are other features of the proposed development that are not
consistent with the guidelines within the Official Community Plan. These guidelines include:

“Building Design Guidelines”

These South Harris Business Park Guidelines contain the following recommendations regarding
building form and design:

“Create an interesting design theme through articulation and architectural design to reduce
building mass, vary rooflines and materials, use vibrant accent colours, attractive lighting and
extensive landscaping — avoid large vertical or horizontal planes and blank walls.”

“Buildings higher than one-storey should be stepped back, in part, from the property line
equivalent to two times the height for the second floor and one times the height of the third
floor...” (see Figure 2, below).

Figure 1: Proposed Restaurant Area, Golden Ears Business Park
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FIgure 2: Illustration Showing Building Stepped with Green Corridor Cross Section

The proposed buildings will not incorporate the tiers as illustrated in the Official Community Plan,
nor do they vary the building height. The proposed building articulation will do little to reduce
building mass.

“Greenway Corridor — Design Guidelines”

The Official Community Plan identifies a future green buffer between the proposed development
and the residential neighbourhoods to the north and to the east. More specifically, the greenway
corridor design guidelines contain recommendations as to the width of the corridor, landscaping
within the corridor, and the type of walkways within the corridor.

The corridor is recommended to be twenty metres wide from the edge of pavement within the
development to the residential property lines along the Fieldstone Walk neighbourhood, as
shown in Figure 1. As per the guidelines, a three metre pathway is also required. At the eastern
property line, a twenty metre landscaped buffer is also recommended, as is a three metre
pathway within the buffer.

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 (see
Attachment G for cross sections). 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 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. While staff respects the total
contribution Onni is making to buffers and open space in this project, further attention is required
for the eastern property line buffers in Phase 4. Following First Reading and subsequent
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direction from Council, staff will continue to work with the developer in order to achieve the most
appropriate buffering possible.

Onni is proposing an 11 meter landscaped area from their property line at the southeast corner of
the site in order to address the concerns expressed by residents from the Shoreline Development
on the south side of Fraser Way.

Buffers along the Phase 3 eastern property line are proposed, at this point, to be minimal. The
inclusion of the assembly of lands for the potential future use as a recreation area in the proposal
will need to be weighed with the importance of a 20 metre landscaped buffer bordering the
existing eastern property line. It should be noted that the Official Community Plan did not include
the provision of general recreation land to the extent that it is shown on the proposed plans.

New Design Guidelines

Generally, the Official Community Plan Design Guidelines did not foresee the use of tilt-up
construction on these sites to the extent that is being proposed. In order to accommodate the
development in its proposed form, as tilt-up buildings, and to provide some flexibility in the
provision of landscaped buffers, staff requests that Onni consider entering into an agreement
with the municipality to retain a design consultant to draft a new replacement set of guidelines
for building and landscape design. Staff proposes that the municipality select and engage the
design professionals, with the cost of the work reimbursed to the municipality by Onni. The
Advisory Design Panel would be involved in reviewing the guidelines prepared by the consultant.
The replacement of these guidelines will require a further OCP amendment. Replacement
guidelines will account for the needs of building appropriate industrial spaces while recognizing
the need to coordinate with the unique character in this portion of the community.

The proposed development permit approval process would then be similar to that of Golden Ears
Business Park Phases 1 and 2 which would include an outside review against the new design
guidelines before Council consideration.

Vehicle Access

As the application moves through the process, staff will recommend that covenants be registered
that restrict the number and locations of driveways to those agreed upon by Council.

Traffic Study

Staff have reviewed the Traffic Analysis, and suggest that Council take a similar approach as was
done with Phase 2 of the Golden Ears Business Park. As a condition of bylaw adoption, Staff
recommends that Council require a covenant that obligates the developer to submit a new traffic
study once development has reached the 50% build out level of each phase. These traffic studies
should demonstrate that further development will not result in the deterioration of the existing
level of service. Where the study indicates that deterioration will occur, intersection and road
improvements to accommodate an increased level of service to facilitate the development are to
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be required at the cost of the developer and will be completed prior to any further building
permit issuance.

Proposed Amenity

At this time, many aspects of this amenity proposal are unknown including the future ownership
of the lands and their potential amenities. Staff is requesting Council’s permission to evaluate this
proposal and to bring Ridge Meadows Parks and Facilities into the discussion to help make
recommendations to bring back to Council prior to application proceeding to public hearing.

Staff Communications

• The south half of the site will be required to connect to the sanitary main on Sutton
Avenue and the north half will require to be connected to existing systems on Harris
Road. The Developer’s consultant will be required to determine if the existing system. has
enough capacity or if upgrading is required.

• The Developer’s engineering consultant has determined that the existing water supply is

adequate for the proposed development. Water can be supplied to the site from Harris
Road, Sutton Avenue and Fraser Way. The developer’s engineering consultant will
determine if interior looping of the mains to multiple connection points are required. If
upgrading of the off-site system is required it will be at the Developer’s cost.

• A Storm Water Management Plan will be required for the entire site prior to final
adoption of the rezoning bylaw. The plan will demonstrate how the developer will
accomplish pre- development flows from the site. The developer’s consultant will propose
the method of retaining/detaining flows into the City’s drainage system. The City would
prefer if the storm runoff can be ‘recharged’ back into the sub-grade.

• Road upgrading will be required for the full frontage of Harris Road; separated sidewalk,
curb gutter, street lighting & street trees to arterial standards.

• Environmental requirements are to be met along the Pitt Meadows Athletic Park drainage
channel north half of the development site.

• The trail/pathway being proposed for the Airport Way frontage (north half) will require
Metro Vancouver approval as there is an easement in this location for a sanitary force
main, Metro Vancouver has plans to twin this main sometime in the future. Driveway
crossings will also require Metro Vancouver review and approval of the design for the
crossings.

• Installation of a 4 metre multi-use pathway will be required along Airport Way from Harris
Road to Bonson Road, the pathway to be paved for entire stretch. A pedestrian crossing
will be required linking the pathway from Airport Way to the Athletic Park.
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3. RELEVANT POLICY:

Official Community Plan Designations and Policies

With the exception of Lot 3, the sites are designated for Business Park uses, which permits clean
business industrial uses in office-like structures. The Official Community Plan (OCP) encourages
uses that will help the City achieve higher employment and land use densities, and requires that
all industcial development have good design and high landscaping standards, and encourages the
provision of amenities to serve employees and the general public. The intended uses include light
impact industrial, high technology industry, warehouse, office, and service uses, carried out within
enclosed buildings.

Lot 3 remains designated as Agricultural even though the property was removed from the
Agricultural Land Reserve in 2008. All of the lots, including Lot 3, are included in the regional
Industrial land use designation within Metro Vancouver’s Regional Growth Strategy. Despite this
it was staff’s position to retain the historic agricultural designation until a development
application was received so that the application would receive a slightly higher degree of scrutiny
given its location in proximity to residential development.

The Official Community Plan also identifies a proposed trail at the top of the subject site,
connecting Harris Road with the Pitt Meadows Athletic Park. Parts of the existing trail system
along Harris Road and Airport Way will be required to be improved as part of the development.

4. STRATEGIC AUGNMENT: This application falls within the Economic Prosperity Strategic Focus
Area as it facilitates long-long term community prosperity.

5. IMPLICATIONS OF RECOMMENDATIONS:

a. Organizational: Processing the application is part of the Development Services mandate.
b. Financial: None specifically at this time; however, these properties were the subject of an

economic analysis by G.P. Rollo and Associates that analysed the impact that an industrial
designation would have on diversifying the City’s taxation burden across other tax
categories.

c. Implementation: None identified.
d. Katzie First Nation considerations: None identified
e. Other: None identified.

6. Next Steps

Should the bylaw receive First Reading, staff will send out a request for proposals for design
consultants to submit proposals for new Official Community Plan South Harris Business Park form
and character design guidelines. Staff will select a consultant who will in turn draft new guideline
for Council’s consideration. The new guidelines will be prepared as part of an Official Community
Plan amendment bylaw.
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In the meantime, staff will also consult with Ridge-Meadows Parks and Facilities staff and other
staff regarding the proposed amenity and will forward an analysis and recommendations to
Council. The outcome of these processes will be forwarded to Council prior to scheduling the
rezoning and OCP amendment bylaws for the business park for public hearing.

Respectfully Submitted by: D.K. Parr, Planner

Reviewed by: A. Ber, Manager of Development Services

A1TACHMENT(S):

A. Location! Context Map

B. Official Community Plan Designation Map

C. Zoning Map

D. Bylaw No. 2707, 2015

E. Bylaw No. 2708, 2015

F. Bylaw No. 2709, 2015

G. Conceptual Development Plans and Landscaped Buffer Cross Sections for Golden Ears Business
Park Phases 3 and 4.

H. Public Consultation Meeting Sign In Sheet

I. Public Consultation Meeting Comments
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CITY OF PITT MEADOWS
ZONING AMENDMENT BYLAW NO. 2707, 201*TIACHMENT D

A Bylaw to amend a section of Zoning Bylaw No. 2505, 2011.

WHEREAS, it is deemed expedient to amend City of Pitt Meadows Zoning Bylaw
No. 2505, 2011, as amended; AND

NOW THEREFORE, the Council of the City of Pitt Meadows in open meeting
assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited as the City of Pitt Meadows Zoning
Amendment Bylaw No. 2707, 2015.

2. That the parcels of land legally described as:

PID: 011-338-385
Lot I District Lot 254 Group I New Westminster District Plan 8763

PID: 011-338-415
Lot 2 District Lot 254 Group I New Westminster District Plan 8763
Except: Plan BCP49951

PID:011-338-423
Lot 3 District Lot 254 Group I New Westminster District Plan 8763
Except: Plan BCP49951

PID: 011-338-458
Lot 4 District Lot 282 Group I New Westminster District Plan 8763

As shown boldly outlined on the Attachment “A” which forms part of this
bylaw, is hereby rezoned to Light Industrial Business Park (1-3) to permit
the construction of a Business Park.

3. City of Pitt Meadows Zoning Bylaw No. 2505, 2011 as amended and
Schedule “A” attached thereto are hereby amended accordingly.

READ a FIRST and SECOND time the

_____day

of , 2015.

PUBLIC HEARING held the

_____day

of , 2015.

READ a THIRD time the

_____day

of

__________________,

2015.

FINALLY CONSIDERED AND ADOPTED the

____day

of , 2015.
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CITY OF PIfl MEADOWS

OFFICIAL COMMUNITY PLAN AMENDMENT
BYLAW NO. 2708, 2015

A Bylaw to amend applicable sections of Official Community Plan Bylaw No. 2352, 2007

WHEREAS, it is deemed expedient to amend Official Community Plan Bylaw No. 2352,
2007; and

WHEREAS, the Council of The City of Pitt Meadows has, in accordance with Section
879 (1) of the Local Government Act, during the development of the amendment to the
Official Community Plan, provided one or more opportunities it considers appropriate for
consultation with persons, organizations and authorities it considers will be affected;
AND

WHEREAS, the Council of The City Of Pitt Meadows has, in accordance with Section
879 (2) of the Local Government Act considered whether opportunities for consultation
with one or more persons, organizations, and authorities should be early and ongoing
and specifically considered whether consultation is required with

a) Metro Vancouver
b) Adjacent regional districts (Fraser Valley Regional District)
c) The Councils of the City of Maple Ridge, Township of Langley and City of Port

Coquitlam
d) Katzie First Nation
e) School Board
f) The province
g) Any other agencies

NOW THEREFORE, the Council of The City of Pitt Meadows in open meeting
assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited as the “City of Pitt Meadows Official Community Plan
Amendment Bylaw No. 2708, 2015”;

2. Table of Map Schedules, Schedule 3A is amended to change the land use
designation of:

PID: 011-338-423

Lot 3 District Lot 282 Group I New Westminster District Plan 8763, Except
Plan BCP49951

from Agricultural to Business Park as shown boldly outlined and shaded on
Attachment “A” and to remove the Metro Vancouver Green Zone Designation from
the property.
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OFFICIAL COMMUNITY PLAN AMENDMENT

BYLAW NO. 2708, 2015

3. Table of Map Schedules, Schedule 12A is amended to include:

PID: 011438-423

Lot 3 District Lot 282 Group I New Westminster District Plan 8763, Except
Plan BCP49951

within Development Permit Area No. 4 as shown boldly outlined and shaded on
Attachment “A”. V V

4. City of Pitt Meadows Official Community Plan Bylaw No. 2352, 2007 is hereby
amended accordingly.

READ a FIRST and SECOND time the

_____day

of , 2015.

PUBLIC HEARING held the

_____day

of , 2015.

READ a THIRD time the

_____day

of , 2015.

FINALLY CONSIDERED AND ADOPTED the

____day

of , 2015.
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ATTACHMENT “A”

Ii

- 30
#129498v1- 56 -



CITY OF PITT MEADOWS ATtACHMENT F
ZONING AMENDMENT BYLAW NO. 2709, 2015

A Bylaw to amend applicable sections of Zoning Bylaw No. 2505, 2011

WHEREAS, it is deemed expedient to amend The City of Pitt Meadows Zoning
Bylaw No. 2505, 2011 as amended;

NOW THEREFORE, the Council of The Corporation of the City of Pitt Meadows
in open meeting assembled, ENACTS AS FOLLOWS:

This Bylaw may be cited as the City of Pitt Meadows Zoning
Amendment Bylaw No, 2709. 2015”.

2. Part 13 — Light Industrial Business Park, Section 13.3.2 Permitted Uses is
amended by adding Restaurant” as a Principal Use.

3. Part 13 — Light Industrial Business Park, is amended by deleting section
13.3.5 Permitted Height, and replacing it with the following:

13.3.5 Permitted Height

a) The height of a principal building or stwcture shall not exceed 12 m,
except for the following lots as described on the date of this bylaw,
where the height shall not exceed 15 m:

PID: 011-338-385
Lot I District Lot 254 Group I New Westminster District Plan
8763

PID: 011-338-415
Lot 2 District Lot 254 Group I New Westminster District Plan
8763; Except Plan BCP49951

PID: 011-338-423
Lot 3 District Lot 282 Group I New Westminster District Plan
8763; Except Plan BCP49951

PID: 011-338-458
Lot 4 District Lot 282 Group I New Westminster District Plan
8763

b) The maximum height for an accessory building is 6.0 m.

c) The height of freestanding restaurants shall not exceed 12 m.

#129500v1
- 31 -

- 57 -



CITY OF PlU MEADOWS 2
ZONING AMENDMENT BYLAW NO. 2709, 2015

4. Part 13 — Light Industrial Business Park, Section 13.3.9 Conditions of Use
is amended by adding h) as follows:

h) Restaurant use shall:

i. be limited to the following parcels as described on the date of
this bylaw:

PID: 011-338-415
Lot 2 District Lot 254 Group I New Westminster District
Plan 8763; Except Plan BCP49951

PID: 011-338-423
Lot 3 District Lot 282 Group I New Westminster District
Plan 8763; Except Plan BCP49951

PID: 025-907-867
Lot 2 Section 12 Block 5 North Range I East New
Westminster District PIanBCP9735; Except: Part Dedicated
Road on Plan BCP4I 323

PID: 028-360494
Parcel A (Being a Consolidation of Lots A and B, See
CAl 783946) Section 13 Block 5 North Range I East New
Westminster District Plan BCP5764

ii. be located within an area not more than 150 m from each of the
properties’ corners at Airport Way and Harris Road;

iii. be limited to no more than three restaurants per lot.

5. Pitt Meadows Zoning Bylaw No. 2505, 2011 and amendments thereto, is
hereby amended accordingly.

READ a FIRST and SECOND time the

____day

of , 2015.

PUBLIC HEARING held the

_____day

of , 2015.

READ a THIRD time the

_____day

of ,2015.

FINALLY CONSIDERED AND ADOPTED the _day of , 2015

#129500v1
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GOLDEN EARS BUSINESS PARK
PROPOSED LANDSCAPE PLAN
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Golden Ears Business Park #3 April 20, 2014

We are listening, please tell us what you think......
Thank you for attending the Public Information Meeting. Please fill out this comment form and submit
at front sign in area before you leave.

Please tell us about yourself:

Name: —.

Mailing Address: - lqi- -6-

Email:

_____________________________

Phone: -

1. What do you like about the proposal? What are your comments and
concerns?

.‘ C Ai( 4 r-wr t) €AN c

2. What design features are you happy with? What specific items are of concern?

2cm) 5 ‘S im -n-t

3. Do you have any other general comments about the development proposal?

.4i4 ,7?1C- t 5 -i 1D ?f. Là
1i’L6r-( t-osr i’c )2’ lr4 Icc.Jc._

Thank youfor your comments

For more information please contact ddelesalleonni.com by email
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Golden Ears Business Park #3 April 20, 2014

We are listening, please tell us what you think

Thank you for attending the Public Information Meeting. Please fill out this comment form and submit
at front sign in area before you leave:

Please tell us about yourself:

Name: -

MaiiingAddress: 1t

Email: . - - - Phone

___________________________

---tk •T-] r’-- -

2. What design features are you happy with? What specific Items are of concern?

?kcc 1
a -r-i.’LJc ‘z.. l4 LLL ci-.. qr

.-- t Q.4h %.*J 0.. - -

ç-c--k. —

3. Do you have any other general comments about the development proposa!?

W\ - p-7

.- r)dr ‘t )s111 P’oe1 PThA’f. Li.. Wj - J( W&Iy 4
T•QJ -

Thank you for your comments

For mare information please contact ddelesalle@onni.com by email

1. What do you like about the proposal? What are your comments and
‘1 - LAt
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Golden Ears Business Park #3 April 20, 2014

We are listening, please tell us what you think

Thank you for attending the, Public Information Meeting. Please fill out this comment form and submit
at front sign in area before you leave.

Please tell us about ypOseIf: /i

/

Name:

_______ _______

MailingAddress: ‘I’’’

Email:

1. What do you like about the proposal? What are your comments and
concerns?________________________________________________

2. What design features are you happy with? What specific items are of concern?

iL e ii / I L c—o,i-i /1 t J i/ ) *. i
‘ - ‘F A1rie ‘é &Vi ij’jt’ IL4 f2 ‘K’
j/IL 1 3( e. fAJJi’

3. Do you have any other general comments about the developm ntproposal? /
MI 1i t sJ1J 2

Thank you for your comments

For more information please contact dde1esalIeonnI.com by email

- 53 -- 79 -



Golden Ears Business Park #3 April 20, 2014

We are listening, please tell us what you think
Thank you for attending the Public Information Meeting. Please fill out this comment form and submit
at front sign in area before you leave.

Please tell us about yourself:
-

Name: )
Mailing Address: ;L o V\icç

Email: — -

1. What do you like about the proposal? What are your conie9ts and
concerns? VU We2- k, cJ- -r)u.c ? Yb L0t2*c&Q uJk-i
w DV de &Q.c Oic— xrv aoc v C4,oAtv à
(iL (‘A V41 <f1.o dad c’v’. Y-¾i?øi-- (AJai- —

V (JUt ‘1j LQi2 Poc- YtW- U cp) Q- t1—’9
(ocQ rvd-v. w& Ui uQ 1-e tO&C

N c Cse -
- p(I h- U 0

cL ØA.- yLC3\- ??
2. What design featuIs are you happy with? What specific Items are of concern?

LLti,4ft 14-k d t (
Af- di,wLpr\L 1)k -çv (44zj7

(‘r€- ‘vc4yrLX4O’ #t ‘ /dç- )1*f VA/ ?4.- ttZ4E/ &La
v72/ U (jJ- A3a t)

cADa I

3. Do you have any other general comments ahout the development proposal?

Tho , & off- Pctt eø±-& oiOad LdQv
- eG.I.Q4— V 2

o’ 1t fd) it*- y &—rc -o,5bC)’. U.1. -i

L±

çovzzQ

1AjG uQQctç Orivi ç
L/j 4 GJJ..rThank youfor your comments

- For more information please contact ddelesalle@onni.com by email
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Golden Ears Business Park #3 April 20, 2014

We are listening, please tell us what you think......

Thank you for attending the Public information Meeting. Please fill out this comment form and submit
at front sign in area before you leave.

Please tell us about yourself:

Name: .

Mailing Adclress: 6S IcMc;

Email: Phone :J

1. What do you like about the proposal? What are your comments and
concerns?

Bv czsk (i i)iw’J
-

-
.1ht cC(A (4

c .4. . Z,L-kc
-

-. 4 * 1flL.c-k eJ-f
-cjç c c (1 LM

2. What design features are you happy with? What specific items are of concern?

3. Do you have any other general comments about the development proposal?

Thank youfor your comments

For more information please contact ddelesa1IeonnLcom by email
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Golden Ears Business Park #3 April 20, 2014

We are listening, please tell us What you think......
Thank you for attending the Public Information Meeting. Please fill out this comment form and submit
at front sign in area before you leave.

Please tell us about yourself:

Name:

Mailing Address:

Email: .Thone: —_

P117 ML?

1. What do you like about the proposal? What are your comments and
concerns?

2. What design features are you happy with? What specific items are of concern?

r m b& b b4yj4r
bc/-ievi ibL 19-1-r(’Z I hi

3. Do you have any other general comments about the development proposal?

hA&S JW ciir
— - -

. -

.

— ,i aret’nscrte ha-i&t Ofl1 a12/W (-WL(J

Thank you for your comments

For more information please contact dclelesalle@onnLccsm. by email

iqz?2 fleLs-tc3\ie 1OIL

61 -
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Golden Ears Business Park #3 April 20, 2014

We are listening, please tell us what you think......
Thank you for attending the Public Information Meeting. Please fIll out this comment form and submit
at front sign in area before you leave.

Please tell us about yoursej:

Name:

___________________________

MailingAddress: 1i I1eI4S1VN2L. L-oJJL
Email: .—.--- Phone: . - 1

1. What do you like about the proposal? What are your comments and

2. What design features are you happy with? What specific items are of concern?
..

1t )dPP I Ø’tkk >fl A Cj

CIO- —p ‘Uy JtWL

3. Do you have any other general comments about the development proposal?

C44—Q. flPL1+

(\QitdoyL bOitcr

Thank youfor your comments

For more information please contact ddetesalle@onni.com by email
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Golden Ears Business Park #3. April 20 2014

We are listening, please tell us what you think......
Thank you for attending the Public Information Meeting. Please fill out this comment form and submit
at front sign in area before you leave.

Please tell us about yoursejf:

ame. -

MailingAddreSs: //4’1V52 FRs- “i)a4? ‘P. 1k
Email: Phone:

1. What do you like about the proposal? What are your comments and
concerns? 3: o I — ‘—L+E

£ s ILDC) pp A C iP+1-b F*s
-1 15 S

- TFlIC.. U1/-2LIs-3 u2Ct*4 ReI

2. What design features are you happy with? What specific items are of concern?

a tzE 1’c I-ic) - £tJ &f-’-e /4 ircwrt,a
-E 1 &J 5&1 S Q L_& 1- U P ta L,) -•i’i-

3. Do you have any other general comments about the development proposal?

7 Th4 tt Cr o€5 RiQT -AE- i4ooc
It7f&5S — (.‘tiA-) I—(O 1-

zY°U $1-O‘ —X A-t.-c. tr 3t Li £. (fl
ID-) t14 (L tbL. FI

Lffpr J J T t-( *L I I (. lILY ,4 #cEi OL RES) beIJTl4

Thank youfor your comments

For more information please contact ddelesalle@oflfli.com by email
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PlU MEADOWS

REPORT INFORMATION REPORT TO COUNCIL

DATE: January 4, 2016 FILE: 3360-20-2014-01
FROM: Department of Operations and Development Services
SUBJECT: Rezoning and Official Community Plan Amendment Applications for Phases 3 and 4

Golden Ears Business Park

RECOMMENDATION: THAT Council:

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

B. Other.

CHIEF ADMINISTRATIVE OFFICER COMMENT/RECOMMENDATION:

REPORT/DOCUMENT: Attached [] Available N/A []
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 underwhat 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.

- 155 - #133054v1- 91 -
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PlU MEADOWS

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 Tn
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 parkingrequirements 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 drTving

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 of Airport 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

— 1 60
— #133054v1

- 96 -



PIU MEADOWS

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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SUSTAINABILITY PLAN

11431 Bonson Road

This Plan has been prepared on behalf of the Onni Group for their proposed Bonson
Road project in Pitt Meadows, BC. Onni is committed to creating a socially,
economically and environmentally sustainable project, following guidance from the City
of Pitt Meadows. This includes the Smart Growth Checklist (Pitt Meadows Policy # E28,
dated July 8, 2008); a completed copy is appended to this Plan.

Putting sustainability into practice works at several levels — within the community, on the
site and within the building envelopes. With careful consideration of each of these
elements, The Bonson Road Sustainability Plan provides a framework for achieving
overall environmental, economic and social sustainability for the project and the
surrounding community.

To perpetuate the feeling of community within the region, the Bonson Road
Sustainability Plan also incorporates the broader sustainability goals of the City of Pitt
Meadows and of Metro Vancouver. These include special consideration for reducing
greenhouse gas emissions through increased energy efficiency, promoting a less car
dependent community and integrating food system strategies into the overall landscape
design.

The Bonson Road project will incorporate benchmarks of sustainability throughout its
design, construction and occupancy phases. The measurable goals for the project’s
commitment to sustainability are outlined below.

1fF PGL Pottinger Gaherty
ENVIRONMENTAL CONSULTANTS
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1. Site Selection and Planning

1.1 The site will provide for a high degree of walkability for future residents and Proponent (Onni)I
decrease single-occupant vehicle trips due to infill of existing neighbourhood. Environmental

Specialist

1.2 Natural ecosystems will be given special consideration during site development. Landscape Architect
Diversion of the on-site slough will create the opportunity to extensively re-vegetate
the riparian area. A habitat replacement area will be constructed to provide a net
increase in fish and wildlife habitat, pending approval by regulatory agencies (DFO,
MFLRO)

1.3 The Heat island Effect will be mitigated by innovative use of landscaping including Landscape Architect
“green streets”, large boulevards and other technologies available at the time.

1.4 The development is within walking distance of schools, parks and community Architect
recreation facilities.

1.5 The development is located within 500m of a bus route (C41) and within cycling Architect
distance (2.4 Km) of the Westcoast Express.

1.6 An Erosion and Sediment Control Plan will be implemented during the construction Proponent/Contractor
phase of development.

1.7 Plant materials will be highly diverse and include native and Naturescape BC Landscape Architect
compliant plants, a large number of which will support the bird/bee habitat.

1.8 Food system strategies will be incorporated into the overall landscape design. Landscape Architect

2. Transportation

2.1 Circulation and pedestrian access will be the backbone of the new site’s layout, Proponent (Onni)I
enabling intuitive and simple access for residents and visitors. Environmental

Specialist

2.2 The development is located within 500 m of the nearest transit route (C41). Environmental
, Specialist (PGL)

2.3 Charging stations for electric vehicles will be located on site. Architect/Electrical
Engineer

2.4 Paths and amenities will be provided to facilitate cycling, and walking as a means of Landscape Architect
movement within the community. Greenway trails will connect to the extensive Pitt
Meadows-Maple Ridge trail system, including the Trans-Canada Trail Route.

2.5 Bicycle parking will be accommodated on site in convenient covered outdoor Landscape Architect
locations.

/f) PGL Pottinger Gaherty
ENVIRONMENTAL CONSULTANTS
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3. Energy and Atmosphere

3.1 No HCFC CFC halon or HFC-based refrigerants will be used in the HVAC or fire
suppression equipment

Mechanical Engineer

3.2 A Best Practices Commissioning will be developed and implemented to review all
I Eenergy plans prior to construction Mechanica ngineer

3.3 Energy Star* rated electric lighting systems/controls and appliances will be used in Mechanical Engineer
demonstration suites, common areas nd housing units.

*77je ENERGY STAR name and Rmhel are administered andpromoted in Canada bj Natural Resourres
Canada and are registered in Canada ly the United States EmironmentalProtectionAgeny.

3.4 Motion sensitive lighting will be installed in all indoor and outdoor common areas. Mechanical/Electrical
Engineer

3.5 To reduce the heat island effect, greater than 75% of parking spaces on site are Architect
within a covered structure.

3.6 Daylighting strategies will be employed throughout the residential and amenity Architect
spaces to reduce reliance on electric lighting.

3.7 A home owner’s manual with best sustainable practices will be provided to Proponent (Onni)/
homeowners to ensure that energy efficient strategies are implemented on a daily Environmental
basis. Specialist

/A PGL Pottinger Gaherty
ENVIRONMENTAL CONSULTANTS
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4. Materials, Resources and Waste Management

4.1 Locally manufactured materials will be sourced wherever possible. Proponent (Onni)

4.2 High quality fill used on site will be sourced from sites located within the Metro Proponent (Onni)
Vancouver region.

4.3 Building is designed for durability, efficient material use and adaptability. Architect

4.4 75% of construction waste will be diverted from landfill through reuse and/or Proponent (Onni)!
recycling. Contractor

4.5 Any hazardous wastes generated or brought on site wil! be disposed of at the Proponent (.Onni)/
appropriate facility.

Contractor

4.6 A minimum of 20% of building materials (by weight) will be extracted or processed Architect! Contractor
locally (within 800km if shipped by truck or within 2400km if shipped by rail or ship).

4.7 The overall framing material waste factor will be less than 10% based on total board Proponent (Onni)!
feet of wood used on the project. Contractor

4.8 Recycling facilities will be accessible to all users of the property. Proponent(Onni)/
Contractor

4.9 Outdoor lights will include types and accessories to be ‘Dark Sky’ compliant, and Landscape Architect
focus light onto ground surfaces (e.g., using Lenses, baffles, and refractors).

4.10 Landscaped amenity areas, and permeable paving technologies will reduce Landscape Architect
stormwater runoff into municipal systems and increased groundwater infiltration to
replenish local aquifers. Deeper soils will also be used to develop an absorbent
landscape solution.

4.11 BC water efficiency standards for toilets will be followed with the maximum water Mechanical Engineer
usage at 4.8Llflush.

4.12 Water efficient strategies will be implemented that reduce the building baseline Mechanical Engineer!
water use by 30% or greater. Proponent

(Onni)

PGL Pottinger Gaherty
ENVIRONMENTAL CONSULTANTS
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5. Indoor Environmental Quality

5.1 Paints and coatings will meet or exceed the VOC and chemical component limits of Architect
Green Seal’s Standard GS-11 Jan. 1997 requirements.

5.2 Adhesives and sealants used in construction will have a VOC content lower than the Architect
State of California’s South Coast Air Quality Management District Rule #1168.

5.3 Environmental Tobacco Smoke Control will be implemented through prohibiting Proponent (Onni)
smoking in common areas, locating smoking areas a minimum of 7.5 m from
building doorways.

5.4 Housing units will comply with ASHRAE 55 - 2007, ThermI Comfort Conditions for Mechanical Engineer
Human Occupancy.

5.5 Ventilation systems will be designed to provide outside air ducted directly to housing Mechanical Engineer
units in accordance to ASHRAE 62.1 — 2007

5.6 An Indoor Air Quality Management Plan will be developed for the construction and Proponent (Onni)I
pre-occupancy phases. Contractor

5.7 The housing units and common areas will be naturally flushed out before Proponent (Onni)I
occupancy. Contractoy

/1, PGL Pottinger Geherty
ENVIRONMENTAL CONSULTANTS
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6. Economic Sustainability

6.1 Creation of 274 new homes will intensify the number of residents and will Proponent (Onni)
subsequently improve the tax base for the City.

6.2 Hundreds of temporary construction & consulting jobs will be created over the multi- Proponent (Onni)
year development timeline. Income from these jobs filters into the community
through basic daily consumption of goods and services.

6.3 Payment of Development Cost Charges (DCCs) to the City. Proponent (Onni)

6.4 Sourcing of construction materials and development services from local suppliers Proponent (Onni)
and trades will further contribute to the local-economy.

6.5 The project will create an affordable housing* option for local residents. Proponent (Onni)

6.6 Efforts will be made to hire local and minority workers during the construction phase Proponent (Onni)I
of the project in order to create jobs within the community. General

Contractor

* Affordable housing is defmed as: “Affordable to those with a median household
income” and has been compared to the Pitt Meadows median household income of
$75,711 per annum. (Source. 2010 Stats Canada)

//, PGL Pottinger Gaherty
ENVIRONMENTAL CONSULTANTS
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7. Social Sustainability

7.1 The overall site design and layout will create connectivity with neighbouring housing Architect/Landscape
developments, parks, community spaces and greenways. Archtiect

7.2 Provides housing opportunities for mixed income households as well as young Proponent (Onni)
families and downsizing empty nesters/ retirees

7.3 Flexibility in unit sizing and housing forms allows for socio-economic diversity . Proponent (Onni)

7.4 Various unit layouts provide opportunities for economic participation from home — Proponent (Onni)
through telecommuting and home based businesses.

7.5 Indoor and outdoor common areas will help to foster a general sense of community Architect/Lansdcape
among residents. Architect

7.6 Principles of Crime Prevention Through Environmental Design (CPTED) were taken Architect/Landscape
into consideration during site planning and landscape design. Architect

PGL Pottinger Gaherty
ENVIRONMENTAL CONSULTANTS
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Sustainability Overview
19451 Sutton Avenue, Pitt Meadows
Onni Group

Onni has a long history of creating quality projects in Greater Vancouver, and is committed to creating a
socially, economically and environmentally sustainable project at this exciting Pitt Meadows site. We
believe the site location provides an opportunity to create a harmonious relationship between the
homeowners and the natural surroundings of Pitt Meadows.

Environmental Sustainability

Site Planning

• lnfill of existing neighborhood means that site will provide for a high degree of walkability
for future residents and decrease single-occupant vehicle trips.

• Site will retain high degree of permeability and walkability to ensure easy local walking
and cycling access to amenities.

• The Heat island Effect will be mitigated by innovative use
of landscaping including “green streets”, large boulevards
and other technologies available at the time.

• Landscaped amenity areas, and permeable paving
technologies will reduce stormwater runoff into municipal
systems and increased groundwater infiltration to
replenish local aquifers. Deeper soils will also be used to
develop an absorbent landscape solution.

• Extensive revegetation will be part of our application to
the Department of Fisheries & Oceans and Ministry of
Forests, Lands and Natural Resource Operations to move the slough.

o This includes removal of all invasive species and replacement of habitat to
a level that far exceeds the existing condition.

• Create pedestrian linkages throughout our site. Extending the public walking trail from
the corner of Bonson Rd. & Airport Way along the entire frontage of our site will further
encourage walking and cycling.

• Plant materials will be highly diverse and include native and naturescape compliant
plants, a large number of which will support the bird/bee habitat.

Transportation

• Efforts to reduce the reliance on single-occupant vehicles will be a priority in the new
development. We are currently inthe process of exploring car share opportunities.

• Circulation and pedestrian access will be the backbone of the new site’s layout, enabling
intuitive and simple access for residents and visitors.

- 105 -



• The site will be a Transit-oriented
development, served by bus routes.

• Access to bike parking for visitors will improve
the biking experience for those visiting,
working and living in the new complex.

• Located close to amenities such as schools,
parks, sports facilities and commercial space.
This gives residents the choice to walk over
driving, which helps reduce C02 emissions.

Energy

• The project will minimize the energy intensity of the buildings.
• Daylighting strategies will be employed throughout the

residential and amenity spaces to reduce reliance on electric
lighting.

• Low-energy lighting systems will be used in townhomes,
rowhomes and amenity space, and we will work with residents
to ensure that they practice “green” strategies. This will
include a home owner’s manual with best sustainable
practices.

• Exterior lighting will be modern high efficiency fixtures.
• Energy efficient appliances will be used throughout the project.

Materials & Resources

• Recycling will be seamlessly incorporated into the project, both in the construction and
final design of the property.

o 75% of construction waste material will be re-used or recycled.
o Recycling facilities will be accessible to all users of the property.

• Water consumption will be reduced by at least 20% over code standards through the
employment of low-flow fixtures and restroom facilities, including dual-flush toilets.

• Low-VOC products will be used throughout the project, including paints and coatings,
adhesives, sealants, and binding materials to improve the indoor air quality for residents and
visitors.

• Onni will strive to meet a 15% recycled content level in all building materials, enabling the
market for pre- and post-consumer materials to grow.

• We will also strive to source at least 10% of our materials from local or regional sources,
reducing embedded C02 in materials and fostering local industries.

• Low-mercury lighting will be used throughout the project, reducing reliance on base
minerals as well as toxicity in the waste stream.

ENERGY STAR
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Economic Sustainabillty
e Creation of 274 new homes will intensify

the number of residents and will
subsequently improve the tax base for
the City.
Hundreds of temporary construction &
consulting jobs created over the multi-
year development timeline. Income
from these jobs filters into the
community through basic daily
consumption of goods and services.

o Collection of Development Cost Charges
(DCCs) by the City.

• Sourcing of construction materials and development services from local suppliers and
trades will further contribute to the local economy.

Social Sustainability
• Provides housing opportunities for mixed income

households as well as young families and downsizing
empty nesters/ retirees

• Flexibility in unit sizing and housing forms allows for
socio-economic diversity

• Various unit layouts provide opportunities for
economic participation from home — through
telecommuting and home based businesses.

• Outdoor amenity includes numerous play areas,
outdoor green space, a BBQ pit and gathering areas to
enhance social interaction among the community and
residents.

• Design principles will be in accordance with CPTED principles: lighting in communal areas
for safety, careful attention to site lines and visibility, yard design that promotes
interaction among neighbours and careful landscaping measures.
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