
 
COUNCIL REPORT 
 
Date: 23 April 2021 

File: 7.5.3.157  

To: Warren Waycheshen, CAO - for Mayor and Council 

From: Colin Brown, MCP, Planner 

 Angie Lucas, MEDes, RPP MCIP – Director of Planning 

Re: Loganberry Commercial OCP and Zoning Amendment Bylaw No. 
1996, 2021 

 

 
1. Recommendation 

 

THAT First and Second Reading be given to “Loganberry Commercial Official 
Community Plan and Zoning Amendment No. 1996, 2021”, presented at 
Attachment “A”; 
 
THAT Council has considered impacts of Bylaw 1996 to Kitimat’s Five Year Financial 
Plan and Waste Management Plan and found no measurable impact; 
  
THAT Bylaw 1996 be referred to Advisory Planning Commission, School District No. 82 
Coast Mountains, and Kitimat Chamber of Commerce; 
 
THAT Council has specifically considered whether additional persons, organizations 
and authorities, including additional federal and provincial agencies and First Nations, 
are required to be consulted, and is satisfied that the appropriate persons, 
organizations and authorities have been identified as referral agencies and will be 
consulted in advance of the Public Hearing; 
 
THAT a Public Hearing be scheduled for 7 June 2021 at 7:00 pm;  
 
AND THAT public notice be issued; 
 
AND FURTHER THAT public notices be mailed to all property owners and tenants on 
Blackberry, Blueberry, Cranberry, Dewberry, and Elderberry Streets.    
 

2. Background 
 

J Oviatt Contracting has applied for a Zoning Amendment for several properties located on 
Loganberry Avenue, in what is known as Strawberry Meadows.  The proposed amendment 
would change properties located at 182, 190, 200, 210, 220, and 230 Loganberry Avenue from 
G3-B Strawberry Meadows Zone to C10 Agriculture Commercial Zone.  The application 
package is provided as Attachment “B”.  The existing zoning map is Attachment “C”.  
 
3. Bylaw 
 

The application to expand the current commercial area as indicated, requires an OCP amendment 
to change the land use designation to allow commercial uses.  The current designation 
“Residential Small Holdings” supports commercial uses at the neighbourhood scale.  To best align 
with the OCP, a change to a commercial designation is needed to allow the office use.   
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a. Official Community Plan 

 
With an OCP amendment required, staff have identified the opportunity to consider how the OCP 
reflects Strawberry Meadows.  The idea behind the subdivision is to provide large rural residential 
lots that are still close to downtown.  The neighbourhood character lends itself to a rural lifestyle 
with lots large enough to support small agriculture, low density residential, with a strong rural 
character.  Kitimat’s OCP does not reference what Strawberry Meadows is intended to be or what 
the vision is for future land use decisions in this area.  Most of the area retains the “Residential 
Small Holdings” land use designation: 
 

Residential Small Holdings 
 

Areas designated Residential (Small Holdings) are rural residential subdivisions, generally on lots 

of 3000-4500 m2 or more.  Agriculture and home-based business use are generally permitted as an 

accessory use.   

Neighbourhood 
 

Areas designated Neighbourhood are primarily residential in nature.  Land uses include single 

and two-dwelling housing, multi-residential buildings with more than two dwellings, 

single/multi-residential buildings that may include care facilities, housing for seniors and group 

homes, mobile homes and home-based businesses.  Neighbourhood supporting commercial uses, 

temporary worker accommodation facilities, institutional uses and parks and recreation uses are 

also included within this designation.   

 
The “Neighbourhood” designation applies north of this subject area including Blackberry Street, 
the subdivision at 483 Quatsino Boulevard, Sitka Lodge, and the proposed Dementia House 
project.  “Neighbourhood” was extended to include the existing C10 – Agriculture Commercial 
properties on Loganberry Avenue when an amendment for a go-kart facility was approved in May 
2020.   
 
To better establish and define Strawberry Meadows in the OCP, staff propose several changes to 
provide clarity for this and future land use decisions.  These are proposed in Bylaw 1996 and 
presented in Attachment “A”.   The proposed additions are shown in context of the existing OCP 
in Attachment “D”.   
 
First change will better align the Land Use Designations to reflect their intention.  The title 
“Residential Small Holdings” is proposed to change to “Rural Residential” with the underlying 
definition edited for redundancy and readability though no change in the meaning of the definition.  
Further additions consolidate OCP policies that apply to Strawberry Meadows and overall rural 
residential areas.   
 
Next is the creation of a new Land Use Designation that captures the transition from Downtown-
Blackberry Street-Sitka Lodge to this commercial area and then into the rural residential 
subdivision.  “Rural Transition” maintains the scale and density of development for a rural area, 
while allowing a transition of commercial uses that fit the rural character.   
 
Last, a series of new OCP policies are proposed that attempt to define Strawberry Meadows and 
implement directions for future decisions on development, public realm, trails, and access to the 
area.  Each build on the idea of rural identity and lifestyle, with specifics for Strawberry Meadows.   
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b. Kitimat Municipal Code (KMC) 
 

Subject area for this application is currently zoned C10 Agriculture Commercial.   The proposed 
amendments to change the heading to “Rural Transition Zone” and to amend the Zoning Map as 
per the application are shown in draft Bylaw 1996, in Attachment “A”. The proposed zoning 
changes with highlighted are detailed in Attachment “E”.   
 
The application requested that the subject properties be included in the commercial zone and that 
“Office” be added as a permitted land use.  The remaining amendments propose changes to the 
zone to improve readability and allow simplicity in some of the definitions and regulations.  As 
proposed, the permitted dwelling units now align with the remainder of Strawberry Meadows, 
including detached accessory dwelling units that were adopted in March 2020.  Retail and Office 
uses are simplified with broad definitions rather than a specific application like “Veterinary Office” 
as is currently provided.  A veterinary office is still permitted as an office.  The provision that 
allowed retail to include sale of petroleum fuels has been removed.   
 
The remaining amendments consider the requests in the application and address some issues 
with the C10 zone for the new properties to be included: 

• Lot Area (Minimum is lowered from 0.6 hectares to 0.5 hectares to accommodate slightly 
smaller lots on the east side of Loganberry Avenue.   

• The application requests lot coverage increases from 15% to 25% for most properties, and 
15% to 50% for Lot 34 and 35 (182-190 Loganberry Avenue).     

• The application requests an increase in floor area ratio (FAR) from 0.15 to 0.25 for most 
properties, and from 0.15 to 0.75 for Lot 34 and 35 (182-190 Loganberry Avenue).  

• Provision of a Landscape Screen and Landscape Buffer has been added to align with the 
OCP policy proposed for Strawberry Meadows and reduce disturbance to residential 
properties.  
 

The modest increase to 0.25 FAR and to 25% lot coverage may be appropriate to accommodate 
commercial and residential uses in this transition zone.  This particularly allows a property owner 
to provide housing for employees or supplement revenues with residential income.  FAR of 0.25 
and lot coverage of 25% are recommended in the proposed bylaw.   
 
The requests for 0.75 FAR and 50% lot coverage are based off a different zone (C8) that currently 
exists for the Service BC building in Downtown Kitimat.  This scale would not be appropriate for 
the rural transition zone.  With the large rural lots using lot coverage and FAR regulations meant 
for downtown could allow enormous buildings that do not match the rural character that is meant 
for Strawberry Meadows.   

 
4. Public Engagement 
 
Advisory Planning Commission 
 
Staff recommends that application be referred to Advisory Planning Commission (APC) for 
comment.  Next APC meeting is scheduled for Thursday, 20 May 2021.   
 
Referrals 
 
BC Local Government Act 476 (1) requires a local government to refer OCP amendment 
applications to the School Board. Due to the implications on commercial uses staff have 
recommended additional referral to the Kitimat Chamber of Commerce.    
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Public Notice 
 
Notice which describes the application and invites public comment will be posted on municipal 
website, made available at the municipal office, and advertised in the newspaper.  Due to the 
potential impacts on the area residents, staff recommend that public notice letters be mailed to all 
property owners and tenants in the area known as Strawberry Meadows.   
 
5. Staff Comment 
 
Staff have had preliminary conversations about this stretch of Loganberry and how to best 
establish the space as a transition.  The intent will have a progression in place from downtown to 
Blackberry Street and 483 Quatsino Boulevard (single family homes), to the rural transition, and 
then into rural residential of Strawberry Meadows.  Beyond the policy changes as proposed, the 
physical infrastructure needs to be considered.   
 
In-ground services are likely sufficient for this transition area, particularly if limits are in place to 
ensure there are no large businesses that may increase water and sewer needs.  A sidewalk is 
currently in place past the Sitka Lodge property and ends just before this subject area.  Staff have 
discussed whether sidewalk or walkway of some form should be extended into the commercial 
zone.  It is noted that pedestrians walking on the street are common practice in rural areas, 
including those with dogs, horses, and other activities.  Therefore, it is suggested that this area be 
a shared roadway with signs in place to indicate that pedestrians should be expected.  
 
6. Local Government Act Requirements 

 
Section 477 of BC Local Government Act requires that OCP amendments be considered in 
conjunction with Kitimat Five-Year Financial Plan and Waste Management Plan.  Implications are 
discussed on the following page.   
 

a. Five-Year Financial Plan 
 

Kitimat Council approves a Five-Year Financial Plan each May, a forecast of 
anticipated major expenses and revenue changes over each of the next five years. This 
application may or may not impact assessed value of subject properties or that of the 
neighbouring properties.  The change from residential to add commercial uses for six 
properties on Loganberry Avenue may lead to development of the properties and some 
increased tax revenue.  Expenses are expected be limited with infrastructure in place 
and if no significant increase in density is experienced.   

 
b.  Waste Management 

 

On 18 February 2020, Kitimat Council voted to adopt a new Solid Waste Management 
Strategy and Action Plan (SWMSAP).  Goals include: (1) maximize waste diversion, (2) 
manage residual waste, and (3) evaluate integration of Kitimat solid waste 
management system with the Regional District of Kitimat-Stikine system.  Some impact 
on SWMSAP should be expected as these and the remaining properties develop in 
Strawberry Meadows.  The proposed amendments could see some increases in solid 
waste, depending on the nature of the commercial uses, once established.  A low-
density office may not see a meaningful increase; however, a retail business may have 
a significant impact depending on the goods offered for sale. It should be noted that 
agricultural retail is already permitted and only office is added to the existing uses.       
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7. Decision Options 
 

a. If Council chooses to extend the public notice and referrals beyond that in the 
recommendation an amendment to the motion is required. 
 

b. Another option as developed through Council discussion.  
 
8. Budget Implications  
 
See Section 6a for discussion of Five-Year Financial Plan. 
                Director of Finance   
9. Council Initiatives and Other Plans  
 
Strategic Plan 2018-2022 
 

Diversify Economy and Support Existing and Future Industry 
 Support and attract robust small and medium-sized enterprises 

• Encourage the establishment of new businesses.  
 
 

Official Community Plan (Excerpts) 
 
 

Diversification, 

Jobs & Strong 

Fiscal Base  

4.1.1 Pursue business development for Kitimat to create jobs, diversify 

the local economy and achieve higher non-residential assessment 

and revenue base to support public infrastructure, facilities and 

services.  

 

Emphasize 

Commercial 

Infill 

4.1.16 Emphasize infill and redevelopment of already serviced vacant 

areas, rather than expanding into new areas that require the 

expansion of infrastructure or additional municipal costs. 

 

Neighbourhood 

Commercial 

4.1.30 Provide convenient access to daily needs within each 

neighbourhood unit by retaining existing neighbourhood 

commercial sites.  

 

4.1.31 Cooperate with citizens and business to support existing 

enterprises, encourage appropriate business development, 

consider temporary alternate use, and maintain underutilized 

areas. 

 

4.1.32 Buffer commercial development in neighbourhood centres and at 

local stores from adjacent land uses. 

 

4.1.33 Permit residential uses in addition to and above commercial uses. 

 

Tourism as an 

Economic 

Growth Sector 

 

 

4.1.49 Pursue tourism as an economic growth sector by maximizing the 

potential of Kitimat’s tourism potential which is based on its 

natural amenities, recreational opportunities, and other assets such 

as a distinctive community inspired by the Garden City movement. 
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Recreation 

Facilities 

 

 

4.3.39 Continue to encourage the establishment and operation of 

recreation facilities by local clubs and other non-profit 

organizations. 

Land Use 

Efficiency 

4.4.5 Encourage redevelopment and infill in developed areas as an 

alternative to expanding into new areas.   

 

Transit 

Transit Service 4.6.34 Consider transit (e.g. extension of service, provision of bus shelters, 

and pedestrian access to stops) in planning for new developments.  

Sustainability 

A Sustainability 

Ethic 

 

 

 

4.7.1 Adopt a comprehensive approach to municipal decision-making 

that captures an expanded spectrum of values and criteria for 

measuring success, including economic, environmental, social and 

health impacts.  

 

 5.1 Land Use Designations 

Neighbourhood 
 

Areas designated Neighbourhood are primarily residential in nature.  Land uses include single and two-

dwelling housing, multi-residential buildings with more than two dwellings, single/multi-residential 

buildings that may include care facilities, housing for seniors and group homes, mobile homes and home-

based businesses.  Neighbourhood supporting commercial uses, temporary worker accommodation 

facilities, institutional uses and parks and recreation uses are also included within this designation.   

Residential Small Holdings 
 

Areas designated Residential (Small Holdings) are rural residential subdivisions, generally on lots of 3000-

4500 m2 or more.  Agriculture and home-based business use is generally permitted as an accessory use.  

 

 

Submitted by:     Approved for Submission: 
Colin Brown MCP, Planner  Warren Waycheshen, CAO 

Approved for Submission:   

   

   

Angie Lucas, MEDes RPP MCIP   

Director of Planning   

 
Encl:  Attachment A – Loganberry Commercial Official Community Plan and Zoning Amendment 1996,2021 
 Attachment B – Application Package 
 Attachment C – Current Zoning Map 
 Attachment D – Proposed OCP Amendments with highlights 
 Attachment E – Proposed Zoning Amendments with highlights 

 


