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 Report to Committee 
 

 
To: Planning Committee Date: April 13, 2026 

From: Wayne Craig 
General Manager, Planning and Development 

File: 01-0157-30-
RGST1/2025-Vol 01 

Re: Response to Metro Vancouver’s Referral: Metro 2050 Regional Growth 
Strategy Amendment Proposed by the City of Maple Ridge for the North 256 
Street Industrial Lands Area Plan 

Staff Recommendation 

That the report titled “Response to Metro Vancouver’s Referral: Metro 2050 Regional Growth 
Strategy Amendment Proposed by the City of Maple Ridge for the North 256 Street Industrial 
Lands Area Plan”, dated April 13, 2026 from the General Manager, Planning and Development, 
be submitted to the Metro Vancouver Regional District Board as part of Metro Vancouver’s 
consultation process. 

 

Executive Summary 

The Metro Vancouver Regional District (MVRD) Board has initiated a Type 2 amendment to 
the Metro 2050 Regional Growth Strategy in response to the City of Maple Ridge’s North 256 
Street Industrial Lands Area Plan.  In order to expand existing industrial lands, the proposed 
amendment would: 

 reduce Rural-designated lands by 277 hectares; 
 increase Industrial-designated lands by 198 net hectares; and, 
 increase Conservation and Recreation-designated lands by 79 hectares. 

 
Staff conclude that it has limited land use impacts to the City of Richmond but may have 
servicing cost implications, including potential impacts to regional Development Cost 
Charges, that are not known at this time. As noted in the Metro Vancouver staff report, the 
proposal involves trade-offs related to the Urban Containment Boundary, environmental 
impacts and infrastructure needs.  The proposal would contribute to regional economic 
development by adding industrial land in a constrained market, supporting Maple Ridge’s 
employment growth and business investment. The proposed inclusion of additional 
Conservation and Recreation lands and development permit guidelines aim to mitigate 
environmental impacts and manage land use interfaces. Staff recommend that this report be 
submitted to the MVRD Board as part of Metro Vancouver’s consultation process. 
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Staff Report 

Origin 

The Metro Vancouver Regional District (MVRD) Board has initiated a process to consider 
amending the Metro 2050 Regional Growth Strategy (RGS), in relation to a request from the 
City of Maple Ridge for the North 256 Street Industrial Lands Area Plan. The North 256 Street 
Industrial Lands Area Plan received third reading from the City of Maple Ridge Council in 
January 2026 and was referred to Metro Vancouver for consideration and approval, forming the 
basis of this proposed amendment.  
 
At its March 27, 2026 regular meeting, the Board of Directors of the MVRD adopted the 
following resolution:  

That the MVRD Board: 
 

a) initiate the Metro 2050 amendment process for the City of Maple Ridge’s requested 
amendment from Rural and Industrial to Industrial and Conservation and Recreation for 
the North 256 Street Industrial Lands Area Plan and to expand the Urban Containment 
Boundary as described in the report dated February 12, 2026, titled “Metro 2050 Type 2 
Proposed Amendment, Bylaw No. 1451, 2026 – City of Maple Ridge (North 256 Street 
Industrial Lands Area Plan)”;  

 
b) give first, second, and third readings to “Metro Vancouver Regional District Regional 

Growth Strategy Amendment Bylaw No. 1451, 2026”;  
 

c) notify affected local governments and post the application on the Metro Vancouver 
website to provide an opportunity for comment on the proposed amendment as per 
Section 6.4.2 of Metro 2050; and  

 
d) direct staff to notify local First Nations via referral offices to provide an opportunity for 

comment on the proposed amendment. 
 

The City of Maple Ridge’s requested amendment to the Metro 2050 RGS involves the following: 

 re-designate the land use designation for the site from Rural and Industrial lands to 
Industrial and Conservation and Recreation; and 

 expand the Urban Containment Boundary (UCB) to accommodate a light industrial area. 

As part of Metro Vancouver’s notification process, the City of Richmond has been invited to 
provide written comments on the proposed amendments on or before May 18, 2026 (refer to 
Attachment 1 for the Metro Vancouver letter and accompanying report).  This review focusses 
on potential impacts to the City of Richmond, and regional land use and infrastructure planning 
objectives. 

This report supports Council’s Strategic Plan 2022-2026 Focus Area #1 Proactive in Stakeholder 
and Civic Engagement: 

Proactive stakeholder and civic engagement to foster understanding and involvement and 
advance Richmond’s interests. 

PLN - 25 PLN - 25 



April 13, 2026 - 3 -  
 

8377894 

This report supports Council’s Strategic Plan 2022-2026 Focus Area #2 Strategic and 
Sustainable Community Growth: 

Strategic and sustainable growth that supports long-term community needs and a well-
planned and prosperous city.   

Analysis 

The proposed amendment is a Type 2 amendment to the Metro 2050 RGS, which requires that 
the amendment bylaw be passed by an affirmative two-thirds weighted vote of the MVRD 
Board. 
 
Information about the Proposed Amendment within the North 256 Street Industrial Lands Area 
(City of Maple Ridge) 
The subject area is 301 ha (744 ac.) and accommodates a range of existing industrial uses, 
including gravel extraction and aggregate processing, institutional operations such as 
correctional and training facilities, various resource-based or rural industrial activities, and a 
newer industrial business park in the southeastern portion. Approximately half of the area is 
already designated Industrial under Metro 2050, and most of it falls within the Fraser Sewerage 
Area.  
 
Should the Metro 2050 amendment proceed and the MVRD Board determine that the area is 
eligible for sewer service, the City of Maple Ridge would then be required to apply to the 
Greater Vancouver Sewerage & Drainage District (GVS&DD) Board for an amendment to the 
Fraser Sewerage Area.  At that stage, detailed engineering information will be necessary to 
support a formal assessment of the impacts in regional sewer services. 
 
The area is primarily accessed via 256 Street, with access to the westerly portion via Alouette 
Road, and the south-east area (i.e., Kanaka Business Park) by 128 Avenue and Katonien Street. 
Land ownership is mixed, with parcels held by the City of Maple Ridge, the Province, and 
private owners. The site is also characterized by variable sloping terrain. Surrounding land uses 
include: 
 

 Rural and Agricultural designated lands to the south; and 
 Conservation and Recreation designated lands to the east, north, and west. 

The proposed amendment would advance the new North 256 Street Industrial Lands Area Plan, 
which has long been contemplated by the City of Maple Ridge. The overall vision for the area 
plan is to facilitate a new, modern, light industrial area that accommodates new business and 
employment growth in the community. Since the site borders sensitive environmental and 
agricultural areas, Maple Ridge has proposed an Area Plan Development Permit Area (DPA) 
guidelines to address industrial land edge planning, interface design, buffering, tree planting, and 
wildfire resilience.   
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The proposed regional land use amendments within the subject site would: 
 reduce Rural-designated lands by 277 ha (684 ac.); 
 increase Industrial-designated lands by 198 net ha (489 ac.); and 
 increase Conservation and Recreation-designated lands by 79 ha (195 ac.). 

 
Figure 1 - Location Map and Surrounding Context 

 
Summary of the Metro 2050 RGS Amendment at the North 256 Street Industrial Lands Area 
(City of Maple Ridge) 
The proposed amendment to the Metro 2050 RGS is to re-designate the existing Rural and 
Industrial lands to Industrial and Conservation and Recreation and expand the UCB to 
accommodate this light industrial area.  The proposed amendment is part of the new North 256 
Street Industrial Lands Area Plan to expand industrial lands in the city and the region. Refer to 
Figure 2 and Figure 3 for maps of the subject site showing the existing and proposed 
amendments to the Metro 2050 RGS. 
 
If the MVRD Board gives final approval and adopts the bylaw amendment, then the City of 
Maple Ridge would need to apply to the GVS&DD Board to expand the regional sewerage area. 
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Figure 2 – Existing Metro 2050 RGS 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3 – Proposed Amendments to Metro 2050 RGS 
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A summary of the regional land use assessment contained in Metro Vancouver’s report is as 
follows:  

 The proposed amendment would advance the North 256 Street Industrial Lands Area 
Plan, which was given third reading by Maple Ridge Council and referred to Metro 
Vancouver for consideration. The new Plan would provide Maple Ridge and the 
surrounding region with employment opportunities and expansion of 198 net ha (489 ac.) 
of industrial designated lands with hopes to attract business investments.  

 The proposal supports local jobs and a more complete community, but conflicts with 
Metro 2050 by expanding the UCB into an area not contiguous with the existing 
boundary, undermining urban growth concentration and rural land protection. The subject 
area is also located approximately 4 km away from the Maple Ridge city centre, resulting 
in infrastructure upgrades and reliance on private vehicles. 

 The amendment supports a diverse regional economy by expanding industrial land, 
enabling more high-quality local jobs and supporting Maple Ridge’s economic 
development strategies. It also adds 198 ha. (489 ac.) of industrial land supply. While 
slopes and environmental conditions can be a challenge, coherent industrial designation 
will support more coordinated site planning and greater certainty for businesses. The 
proposed DPA guidelines aim to address edge planning due to intensified industrial uses 
near existing residential, agricultural, conservation, recreational, and institutional uses. 

 The proposal increases 79 ha. (195 ac.) of Conservation and Recreation designated lands 
with valuable ecosystem services. However, reduction in tree canopy and related impacts 
to existing ecosystems in the 277 ha (684 ac.) area proposed to be redesignated to 
Industrial is anticipated.  The Metro Vancouver report suggests additional development 
planning to protect and support ecosystems and mitigate loss of tree canopy in this area.  

 The land use designation change presents challenges to climate goals identified in the 
Metro 2050 RGS by decreasing carbon storage capacity and supporting land use patterns 
that result in more intensive carbon emission development practices and supporting 
transportation and servicing infrastructure.  

City of Richmond Comments on the Proposed Metro 2050 RGS Amendment 
City staff have reviewed Metro Vancouver’s staff report and conclude that it has limited land use 
impacts to the City of Richmond. As outlined in the Metro Vancouver staff report, the 
amendment would contribute to regional economic development by adding industrial land in a 
constrained market, supporting Maple Ridge’s employment growth and business investment. The 
proposed inclusion of additional Conservation and Recreation lands and development permit 
guidelines aim to mitigate environmental impacts and manage land use interfaces.  
 
The proposal does involves trade-offs related to the UCB, environmental impacts and 
infrastructure needs.  The primary growth management tool in Metro 2050 is the UCB which is 
designed to encourage densification of urban growth in compact, transit-oriented communities, 
while also protecting industrial and agricultural land. Metro 2050 reinforces the UCB by limiting 
the extension of regional sewerage services outside of the UCB. 
 
The implications for regional servicing, including sewer extensions, have not yet been assessed 
in terms of the land base impacted, nor the potential servicing and cost implications for utilities, 
transit and other urban services. Metro Vancouver would need to provide clarity around how any 
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servicing costs associated with adjusting the GVS&DD boundary would be determined and 
allocated.  Although this assessment would be determined following MVRD Board adoption of 
the RGS amendment and prior to consideration by the GVS&DD to expand the Fraser Sewerage 
Area, it would be helpful to know the full infrastructure cost implications prior to any 
amendment to Metro 2050.  Any additional servicing costs may impact regional Development 
Cost Charges, especially GVS&DD as a portion of east Richmond is located within the Fraser 
Sewerage Area. 
 
Staff recommend that this report be submitted to the MVRD Board as part of Metro Vancouver’s 
consultation process. 

Budgetary Implications 

None 

Conclusion 

Metro Vancouver has provided information on a proposed amendment to the Metro 2050 
Regional Growth Strategy (RGS) in relation to a request from the City of Maple Ridge for the 
area located in the North 256 Street Industrial Lands Area Plan to amend the regional land use 
designation from Rural and Industrial lands to Industrial and Conservation and Recreation and 
expand the UCB to accommodate a light industrial hub.  
 
Staff conclude that the proposal has limited land use impacts to the City of Richmond but may 
have servicing cost implications, including potential impacts to regional Development Cost 
Charges, that are not known at this time. As indicated in the Metro Vancouver staff report, the 
proposal would contribute to regional economic development by adding industrial land in a 
constrained market, supporting Maple Ridge’s employment growth and business investment. The 
proposed inclusion of additional Conservation and Recreation lands and development permit 
guidelines aim to mitigate environmental impacts and manage land use interfaces. Staff 
recommend that this report be submitted to the MVRD Board as part of Metro Vancouver’s 
consultation process. 

Respectfully submitted, 

John Hopkins, Director, Policy Planning 

Report Contributors 

This report was prepared by Emily Huang, Planner 2 and reviewed by Engineering. 

Endorsed by Serena Lusk, CAO 

Att. 1: Metro Vancouver Staff Report 
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