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Hi Josh,
 
Thank you again for the opportunity to review the Village of Anmore Official Community Plan
Amendment Bylaw No. 686-2023. We encourage the Village to provide a response, where
appropriate, in the designated column to maintain a continuous feedback loop when we receive
future iterations of the Amendment Bylaw/RGS Amendment. Attached to this email is a letter dated
February 27, 2024, titled, ‘Village of Anmore Neighbourhood Plan – Metro Vancouver-Related
Information’. This letter serves as a general reminder on relevant points related to Metro 2050,
transportation planning, Regional Liquid Waste Services, and Regional Water Services. Please
consider this letter and our comments as you progress through your local amendment process.
 
If you have any questions, please feel free to reach out to Charles or me. We are happy to set up a
call to discuss any specific comments or questions you may have with our policy leads.
 
Best regards,
 
Victor
 

Victor Cheung, RPP, MCIP

Regional Planner I, Electoral Area and Implementation Services
Regional Planning and Housing Services
t. 236.466.5987
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FED 2 7 /024 


Karen Elrick, Chief Administrative Officer 


Village of Anmore 


2697 Sunnyside Rd 


Anmore, BC V3H SG9 


VIA EMAIL: Karen.Elrick@anmore.com 


Dear Karen Elrick: 


Office of the Commissioner/Chief Administrative Officer 


Tel. 604-432-6210 or via Email 


CA0Administration@metrovancouver.org 


File: CR-07-16 


Village of Anmore Neighbourhood Plan - Metro Vancouver-Related Information 


On February 6, 2024, the Village of An more Council directed staff to draft a Terms of Reference for 


a neighbourhood plan in relation to Bylaw 686 - 2023 Anmore South - OCP Amendment. This letter 


provides some context about the materials and information Metro Vancouver would require to be 


able to evaluate any proposed amendment to Metro 2050, the Regional Growth Strategy, as well as 


regional liquid waste and water service requests. 


Metro20S0 


Metro 2050 is the regional federation's plan for managing growth coming to the Metro Vancouver 


region. Shaping long-term growth and development in the region is essential to meeting our 


collective vision to: protect the natural environment; foster community well-being; fuel economic 


prosperity; provide diverse and affordable housing choices; and ensure the efficient provision of 


utilities and transit. Metro 2050 contains six regional and parcel based land use designations that 


support those objectives. 


The Anmore South area is currently designated Rural and is within a Special Study Area in Metro 


2050. Special Study Areas identify locations where a member jurisdiction expressed an intention to 


alter the existing land uses, and is anticipating proposing a future regional land use designation 


amendment once planning for the area is complete. Amending a regional land use designation 


within a Special Study Area is considered a Type 3 amendment, including any associated 


adjustment(s) to the Urban Containment Boundary. 


A proposed Metro 2050 amendment would be evaluated by Metro Vancouver staff by reviewing 


how the proposed amendment aligns with the goals, strategies, and policy actions of Metro 2050. 


To do so, staff will be looking for sufficient information in the forthcoming neighbourhood plan and 


subsequent application. 
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The proposed application is large in scale and has a high level of complexity. There are important 


implications that need to be properly evaluated as part of the application process. Expanding the 


Urban Containment Boundary with the growth and density being proposed represents a substantial 


shift to Metro 2050. It is important that there is a strong understanding of the impacts to regional 


transportation networks, utility servicing and growth. Given the uniqueness of the location and 


scale of the potential application, the following information is requested to be included as part of 


any application to amend Metro 2050:


• A transportation plan that shows how transit, active transportation (walking, cycling, etc.),


the major road network, and the regional truck route network are incorporated into future


development in the neighbourhood plan area;


• A servicing plan (see GVS&DD and GVWD sections below); and


• Clear indication of any amendments proposed to the Urban Containment Boundary and/or


regional land use designations.


Applications to amend Metro 2050 follow a standard process outlined in the enclosed Metro 2050


Regional Growth Strategy Amendments Implementation Guideline. The process includes a review of 


the proposed amendment(s) by the Regional Planning Advisory Committee (planning managers 


from member jurisdictions) and the Regional Planning Committee (elected representatives), before 


going to the MVRD Board for a decision. 


Regional Liquid Waste Services (GVS&DD) 


An more is currently a member of the Greater Vancouver Sewerage and Drainage District (GVS&DD) 


with two properties connected to the regional sewerage system - Eagle Mountain Middle School 


and Anmore Green Estates. Sewage from those two properties are conveyed through City of Port 


Moody sewers, to the GVS&DD system near loco Road and Murray Street. Anmore and Port Moody 


have a sewer servicing agreement in place and any options to consider additional flows into the 


City's system in the short or long term will need to be explored. 


For the initial assessment of requirements of the GVS&DD system, the following information is 


requested: 


• Timing of the proposed development and connection to sewer services;


• Population, dwelling units, and land use projections (to the year 2100);
• Anmore's sewer design criteria;


• Sanitary flow projections (average dry weather (ADWF) and design flows);
• Any pumps required within the servicing area; and


• A map of the area showing the sewer catchments (in a shape file format).


After the initial assessment, GVS&DD can subsequently develop servicing options. We look forward 


to engaging Village and City staff to arrive at a suitable sewer servicing plan. 







Regional Water Services (GVWD) 
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The Village of Anmore signed a water supply agreement with the City of Port Moody in July 1998, 


which is mutually renewed every five years. By means of the agreement, the Village of An more 


receives water from the Greater Vancouver Water District's (GVWD) Coquitlam source via a 300 


mm diameter connection to the City of Port Moody's system at the intersection of East Road and 


Blackberry Drive in Anmore, at a maximum peak-hour demand of 107 Litre/sec. The Village of 


Anmore subsequently became a member of GVWD in December 1998 through an Entrance 


Agreement. A few relevant conditions regarding the Entrance Agreement are listed below: 


• The Village of Anmore's request for additional water connections from City of Port Moody


requires approval from the GVWD Board;


• If the water supply agreement between the Village of Anmore and the City of Port Moody is


terminated or interrupted, construction of a water main or other facilities to supply Anmore


with GVWD water requires approval of the GVWD Board; and


• Anmore is responsible to pay for the construction of a new water main and/or other water


facilities to supply Anmore with GVWD water.


In discussions with the Village of Anmore's CAO and staff on February 2, 2024, two options to 


supply the proposed development were discussed: 


1. Through the City of Port Moody's system, as Anmore is currently serviced. This option


would require a capacity and condition assessment of the City of Port Moody's water


system and is considered less costly with a more streamlined review process for GVWD.


2. By directly connecting to GVWD's system. This option is expected to be costly and will entail


multi-year design and construction for the new water infrastructure.


Regardless of the selected option, the following initial information is required to assess the impacts 


of the proposed development on the regional water system: 


• Phasing/timing of the proposed development and connection to the water system;
• Population, dwelling units, and land use projections (to the year 2100);
• Demand projections (Average Day, Peak-Day, and Peak-Hour) in 10-year intervals e.g., 2030,


2040,and
• Proposed options and tie-in locations to Port Moody or GVWD systems (map and


description).


Metro Vancouver staff appreciate the Village of Anmore's early engagement on its neighbourhood 


plan and look forward to working together on the plan as it moves forward. 
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If you have any questions, please contact Jonathan Cote, Deputy General Manager, Regional 


Planning and Housing Development, by phone at 604-432-6391 or by email at 


jo natha n .cote@metrova ncouver .org. 


Sincerely, 


Jerry W. Dobrovolny, P.Eng., MBA 


Commissioner/Chief Administrative Officer 


JWD/HM/mp 


cc: Chris Boit, Manager of Development Services, Village of Anmore 
Heather McNell, Deputy Chief Administrative Officer, Policy and Planning, Metro Vancouver 


Marilyn Towill, General Manager, Water Services, Metro Vancouver 


Peter Navratil, General Manager, Liquid Waste Services, Metro Vancouver 


Jonathan Cote, Deputy General Manager, Regional Planning and Housing Development, Metro 


Vancouver 


Enclosed: Metro 2050 Regional Growth Strategy Amendments Implementation Guideline 


66126808 



https://metrovancouver.org/services/regional-planning/Documents/metro-2050-implementation-guideline-regional-growth-strategy-amendments.pdf
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		Topic/ Page)

		Department

		Metro Vancouver Comments

		Municipal Response Comments (including revisions made, if applicable)



		Metro 2050 amendment process

		Regional Planning

		We confirm that, as a Special Study Area (SSA) in Metro 2050, this would be a Type 3 amendment, requiring a 50% + 1 weighted vote of the MVRD Board. For more information about Metro 2050 amendments, please reference the Implementation Guideline: Regional Growth Strategy Amendments. 



		



		Metro 2050 amendment process

		Regional Planning

		Please confirm that the Neighbourhood Plan area is entirely contained within the SSA (i.e. without any additional lands included).

		



		Metro 2050 amendment process

		Regional Planning

		The Terms of Reference notes that "the Village makes application to Metro Vancouver to update the Regional Context Statement and redesignate the Anmore South Special Study Area from Rural to General Urban, adjusting the Urban Containment Boundary and permitting connection to regional sanitary sewer and water services." 



As additional information, in case it is helpful to understand the process:

· The Metro Vancouver Regional District (MVRD) Board considers and makes decision on applications to amend Metro 2050, the Regional Growth Strategy – in this case, the Urban Containment Boundary (in various maps), Regional Land Use Designation (in Map 2), and Special Study Area (in Map 12). As a secondary element of this process, an updated Regional Context Statement must be submitted for acceptance by the MVRD Board to maintain consistency between Metro 2050 (as amended) and the Official Community Plan. For more information, see the Implementation Guideline: Regional Context Statements.

· A successful change in the Regional Land Use Designation and inclusion within the Urban Containment Boundary is the first step in connecting to regional sewerage services but does not itself constitute an approval from the Greater Vancouver Sewerage and Drainage District (GVS&DD). A separate application must be made to GVS&DD to amend the regional sewerage area. For more information, see the Implementation Guideline: Extension of Regional Sewerage Services.



Metro Vancouver staff are available to help with any questions about the Metro 2050 amendment process.



		



		Growth in Priority Areas (Goal 1)

		Regional Planning 

		The proposed amendment does not appear to be consistent with a number of Metro 2050 policies related to growth in priority areas (Goal 1). Please consider how the proposed development could better align with the strategies and policies listed below or provide a rationale for diverging from these policies. 



Strategy 1.1: Contain urban development within the Urban Containment Boundary

· In particular, policy actions 1.1.1, 1.1.2, 1.1.9(b) and TransLink policy actions 1.1.0 and 1.1.11.

	

Strategy 1.2: Focus growth in Urban Centres and Frequent Transit Development Areas

· In particular, policy actions 1.2.2, 1.2.4, 1.2.5, 1.2.12, 1.2.23(a) and (b) and TransLink policy actions 1.2.26 and 1.2.27. 



Strategy 1.3: Develop resilient, healthy, connected, and complete communities with a range of services and amenities

· In particular, policy actions 1.3.7(a) and (b).

· We note that the proposed amendment appears to be consistent with several policy actions under Strategy 1.3 pertaining to the development of Complete Communities (e.g. mixing uses and community amenities). We would encourage the Village of Anmore to cite these and any other supportive Metro 2050 policies in its application materials. 



Strategy 1.4: Protect Rural lands from urban development

· In particular, policy actions 1.4.1, 1.4.2, and 1.4.3(b).



		



		Regional Greenway Network

		Parks

		The updated Regional Greenway Network map identifies regional greenways roughly along the alignments of Sunnyside Road and Bedwell Bay Road. These alignments were identified in consultation with municipal staff/representatives. The land use plan does not appear to identify the greenway routes along the identified alignments or in alternative locations. It would be appreciated if municipal staff could clarify if the regional greenway segments affected by this proposal are to be addressed via this process and if so how.



		



		Sensitive Ecosystem Inventory

		Regional Planning

		Although not referenced in the AquaTerra 2022 environmental assessment, the Village may be familiar with the Metro Vancouver Sensitive Ecosystem Inventory (SEI). As per Metro 2050 Action 3.2.2 a), Metro Vancouver will “collect and maintain data, including the Sensitive Ecosystem Inventory, tree canopy cover, imperviousness, and carbon storage datasets; report on gains and losses and climate change impacts on ecosystems; and share these datasets with member jurisdictions.” The SEI was created using provincial SEI protocols and it is updated every 6 years. According to the 2020 SEI, the South Anmore site contains mature forest (trees 80-250 years old) and riparian areas. For this site, the 2020 SEI generally aligns with the desktop and site-level asessment conducted by AquaTerra (2022), but the AquaTerra report contains more detail, including species occurrence data. See map below for reference. 
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SEI Component 1

[image: ]

[image: ]

[image: ]

SEI Component 2
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SE = Sensitive Ecosystem

ME = Modified Ecosystem

Non SE/ME = Small patches of young forest (< 5 ha) (not an SE or ME)
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Metro 2050 also requires Metro Vancouver to publicly report on “change in hectares of land identified as Sensitive or Modified Ecosystem” as part of ongoing performance monitoring. Ecosystem losses in this area will be included in SEI reporting.



		



		Neighbourhood Land Use Designations / Ecosystem Protection Policies

		Regional Planning

		As per Metro 2050 Action 3.2.7b) i) Member Jurisdictions will “support the protection, enhancement, and restoration of ecosystems through measures such as land acquisition, density bonusing, development permit requirements, subdivision design, conservation covenants, land trusts, and tax exemptions.” 

The Anmore South Terms of Reference mention that the Neighbourhood Plan provides “environmental protection, conservation and enhancement policies” (page 3) and the Document titled “Codifying the Plan / Neighbourhood Land Use Designations” indicates that 35% of the site will be “Protected Natural Area + Greenways”. Please define: 

· “Protected Natural Area” (e.g., what protection tool(s) will be used to legally protect the remaining natural areas?); and

· “Greenways” (e.g., would they be wildlife habitat corridors, recreational trails / paths for people, or both?). 



Also consider how the proposed development is an opportunity for the Village to contribute to the shared Metro 2050 target to “increase the area of lands protected for nature from 40% to 50% of the region’s land base by the year 2050”. What % of this area will be legally protected for nature? Will any of the “Neighbourhood Parks” or a portion thereof be left natural and dedicated? The “Implementing the Direction | Draft Preferred Plan” map suggests that some of these parks will include forested areas.



Depending on their size, natural and protected areas may best fit under Metro 2050’s Conservation and Recreation Regional Land Use Designation. Please consider this during the planning process and when preparing the regional growth strategy amendment application.  



		



		Updated Ecosystem Connectivity Evaluation and the Regional Green Infrastructure Network

		Regional Planning

		Metro Vancouver recently retained Diamond Head Consulting to evaluate ecosystem connectivity across the Metro Vancouver region. The results of that evaluation indicate that the South Anmore area is highly important for habitat and wildlife movement between the Belcarra Regional Park and Mossman Creek Park. See map below with the site outlined roughly in red.
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As per Metro 2050 Action 3.2.3c), Metro Vancouver is working collaboratively with member jurisdictions, First Nations and other agencies to “identify a regional green infrastructure network (RGIN) that connects ecosystems and builds on existing local networks, while maximizing resilience, biodiversity, and human health benefits”. The RGIN mapping is based on the 2020 SEI, adjacent small forested areas, and the ecosystem connectivity evaluation results. This mapping currently identifies South Anmore as a major habitat patch, providing connectivity that supports many key wildlife species with access to food, water, and shelter. The RGIN mapping is not regulatory, but it is intended to help inform land use and potential ecosystem protection decisions. 



[image: ] [image: ]



As per Metro 2050 Action 3.2.7 b) ii), Member Jurisdictions will “seek to acquire, restore, enhance, and protect lands, in collaboration with adjacent Member Jurisdictions and other partners, that will enable ecosystem connectivity in a regional green infrastructure network”. The Anmore South Terms of Reference note that the Neighbourhood Plan will provide a “Parks and Environmental Networks Plan and associated polices relating to provision of public amenities including civic facilities, parks, and trails (including connections to broader community); identifying Ecologically Sensitive Areas to be publicly dedicated; and environmental protection, conservation and enhancement policies.” (Page 3). Please provide more information about the ‘environment networks’ and their objectives (e.g., ecosystem / habitat connectivity or human / recreational connectivity), and how they support the regional green infrastructure network.



		



		AquaTerra Phase 1 Environmental Assessment (AquaTerra 2022)

		Regional Planning

		As per Metro 2050 Action 3.2.7b) iv) Member Jurisdictions will “indicate how the interface between ecosystems and other land uses will be managed to maintain ecological integrity using edge planning, and measures such as physical buffers, or development permit requirements”. The AquaTerra 2020 report notes that “the municipal framework parameters for the Village of Anmore” were used to identify anticipated minimum setbacks. Please provide more information about the Village’s municipal framework parameters.  



Page 27 of AquaTerra 2022 also notes that the SPEAs identified “excluded arborist and geotechnical considerations, which could result in modifications to the SPEAs. Retaining a geotechnical engineer and a registered arborist were recommended to provide input during the design and construction periods and to verify the SPEA setbacks.” Please provide additional information about any additional geotechnical and arborist work conducted that would modify the SPEA setbacks.



Page 47 of AquaTerra 2022 includes a long list of additional work in support of a comprehensive Environmental Impact Assessment. Could Village staff please provide an update on any additional work underway?



		



		Stormwater management

		Regional Planning

		The Terms of Reference mention the creation of a “conceptual Rainwater Management Plan”. Will the developed areas be required to include space for engineered and enhanced green infrastructure (e.g., rain gardens, bioswales, green roofs, tree soil cells) to absorb and slow the flow of rainwater, mitigate downstream flooding, and reduce streambank erosion risk? What does ‘level C’ refer to (page 20 in the Terms of Reference)?



		



		General

		Regional Planning

		Consider how the proposed development may impact shared Metro 2050 targets and objectives, such as the GHG emission targets outlined in 3.3.7 a). The proposed development may result in direct GHG emissions due to transportation requirements and housing type.

		



		General 

		Regional Planning 

		Consider how the proposed development will align with Metro 2050 policies 3.4.5 – 3.4.8. Given the site’s location, consider reviewing local-scale maps for hazards such as (but not limited to) wildfire and landslides to determine their potential risks and vulnerabilities associated with the proposed development.

		



		Housing Choices and Forms

		Housing Policy and Planning

		One goal in Metro 2050 is to ensure that a diversity of housing types, at varying affordability levels, is available in communities throughout the region. The current proposal would contribute to diversity of housing types, as it includes townhomes, a form of housing which is scarce in the region relative to demand and meets the needs of a variety of households. 



In terms of diversity of tenure and affordability, does the Village of Anmore have any policies in place to encourage this development to include a market rental component or affordable rental housing component? For more details on what other communities in Metro Vancouver are doing to encourage the delivery of more purpose-built rental housing and affordable rental housing, see the Measures for Affordable and Diverse Housing Dashboard. 

		



		Housing Choices and Forms

		Housing Policy and Planning

		Metro 2050 outlines regional objectives for meeting the region’s housing needs, primarily through compact housing development in Urban Centres, Frequent Transit Development Areas (FTDAs), or Major Transit Growth Corridors, within the Urban Containment Boundary. The Urban Containment Boundary is intended to be a stable area for urban development that protects Agricultural, Conservation and Recreation, and Rural lands from dispersed development patterns and that supports the efficient provision of regional utilities. 



The Village of Anmore’s interim Housing Needs Report states that the Village will need 756 new housing units over 20 years, and this OCP amendment is estimated to bring more than 2,200 homes to the community over a 25 year period. How much of that projected housing need could be achieved through the Village’s existing actions to implement the Province’s small-scale, multi-unit housing legislation? 

		



		Transportation (Goal 5)

		Regional Planning 

		The proposed amendment does not appear to be consistent with a number of Metro 2050 policies related to transportation (Goal 5). Please consider how the proposed development could better align with the strategies and policies listed below or provide a rationale for diverging from these policies. 



Strategy 5.1: Coordinate land use and transportation to encourage transit, multiple-occupancy vehicles, cycling and walking

· In particular, policy actions 5.1.2, 5.1.3, 5.1.4, 5.1.7, 5.1.14(a), (c) and (f) and TransLink policy actions 5.1.15(a), (c), (e).



Strategy 5.2: Coordinate land use and transportation to support the safe and efficient movement of vehicles for passengers, goods, and services

· In particular, policy actions 5.2.2 and 5.2.6(b) and TransLink policy action 5.2.9.



We note that the proposed amendment appears to be consistent with several policy actions under Goal 5 pertaining to transportation networks (e.g. proximity to municipal truck routes and the planned Regional Greenway Network). We would encourage the Village of Anmore to cite these and any other supportive Metro 2050 policies in its application materials.
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