
COUNCIL REPORT 

Date: February 15, 2023 

File: 7.2.51 

To: Warren Waycheshen, CAO - for Mayor and Council 

From: Finlay Sinclair, RPP MCIP – Interim Director of Planning 

Re: Strawberry Meadows Neighbourhood Plan Update 

Recommendation 

THAT the 5 major Themes as presented in the Strawberry Meadows Neighbourhood 
Plan Update report dated February 15, 2023, be approved;  

AND THAT the revised Plan Process as presented in the Strawberry Meadows 
Neighbourhood Plan Update report dated February 15, 2023, be approved. 

Background 

The need to prepare the Strawberry Meadows Neighbourhood Plan (SMNP) was originally 
forwarded to Council in August 2021. The intent of the plan was to: 

• create clear and concise policies to guide growth and development in the plan area;

• provide direction on future pedestrian and transportation network needs;

• present opportunities for future parks, open spaces, and community facilities;

• identify topics and issues important to the people who live, work, and visit the area;

• help establish a common vision for the neighbourhood and provide options for achieving
neighbourhood goals;

• help developers understand the type of development envisioned for the area;

• help District staff, community associations, and Council better evaluate the suitability of
development applications; and

• help identify future capital investment for capital projects and infrastructure (physical and
social) needed in the area.

Council subsequently authorized the following process to facilitate preparation of the SMNP: 
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In March 2022, a Council report provided an update on the progress of the SMNP. Highlights of 

the report included: 

• Council re-confirming its support for the planning process;

• Phase 1 Public Engagement comprising surveys, write in, working group discussions from

residents and stakeholder groups identified several key items to be addressed by the

SMNP, including:

o parks, open spaces, and trails;

o transportation;

o active transportation;

o connectivity and walkability;

o realigning the neighbourhoods’ primary uses and functions to reflect a rural residential

area (including addressing commercial/industrial activity occurring); and

o considering alternative uses from low-density residential as suitable provided the uses

are small in scale and enhance the intended character of the neighbourhood (rural

residential) and contribute to the liveability of the area

• Staff proposed undertaking Phase 2 of the process by hosting an interactive Public Open

house in April or May 2022.

District Staff subsequently held the Phase 2 Public Open House in August 2022 at the 

Riverlodge Recreation Centre. The event was well attended, with input and comments provided 

on many of the information boards (Attachment A). Board highlights included: 

o providing guiding principles for engagement;

o outlining the purpose of a Neighbourhood Plan;

o defining the Plan area;

o identifying the need for the SMNP;

o providing historical neighbourhood context;

o recognizing the Council approved SMNP process and steps;

o detailing a SWOT (Strengths/Weaknesses/Opportunities/Threats) analysis for the

neighbourhood;

o refining the issues as falling under the following key themes needing to be addressed

by the SMNP:

▪ Public Open Spaces

▪ Transportation and Road Safety

▪ Neighbourhood Uses and Functions

▪ Natural Environment and Hazard Lands

▪ Infrastructure and Enforcement.

▪ Providing an opportunity for input on the various issues identified under each theme.

Following the Open House, staff also held meetings with interested and specific stakeholders 

including the Development community, Industry representatives, Mr. Jack Oviatt, BC Transit, 

Northern Health, and Social Service agencies. As well, Planning staff consulted internally with 

District Administrative staff to determine any key historical or current issues arising from formal 

complaints, enforcement, or operations that should be considered in the planning process.     
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Results/Discussion 

Neighbourhood Context 

The Strawberry Meadows neighbourhood is approximately 232 hectares in area and is located 

south of the existing Town Centre core. It is accessible to the rest of Kitimat from Quatsino 

Boulevard. The rural neighbourhood predominantly consists of large, low-density residential lots 

with some urban residential density at the periphery, generally located near the Quatsino 

Boulevard/Loganberry Avenue intersection. Recent land use changes have seen some limited 

commercial and industrial activity in the neighbourhood. 

The neighbourhood has experienced internal development pressure, such as the Blackberry 

Street subdivision and from the construction of large lots, as well as external influences 

impacting the neighbourhood, such as from a temporary worker housing complex, ongoing 

construction of a gas pipeline, and from residents and visitors accessing Minette Bay West 

Park. As the neighbourhood infills and matures, new opportunities, demands, and issues 

associated with home occupation uses, developers seeking new commercial or industrial 

development lots, and pressure to consider more intensive development, have created a need 

for clarity and direction on a range of issues. 

Planning Process Results 

To date, District Planning staff have undertaken a comprehensive planning and public 

engagement process to not only quantify and narrow down the numerous issues brought 

forward, but also anticipate future issues to be considered.  

To help address these issues, staff propose utilizing a decision matrix highlighting the issues 

associated within each identified theme. The matrix also provides potential options to address 

these issues. Some of the issues will form the basis of actual policies for inclusion into the OCP 

while others may fall within the purview of the daily administrative, operational, or enforcement 

activities of the District. As well, the solution to several issues may fall outside the District’s 

jurisdiction or may not be applicable. Moving forward, solving issues will be subject to yearly 

priorities and budget.     

The intent at this stage is to seek Council’s support for the various themes to enable Planning 

staff to proceed the next logical stage in the process.   
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Strawberry Meadows Neighbourhood Plan 

Decision Matrix 

THEME 1: PUBLIC OPEN SPACES 

Issue Potential Policy Administrative, 
Operational, or 
Enforcement 

Feasibility 

Neighbourhood needs 
more trails  

  Awareness campaign 
to coincide with transfer 
of private trails to the 

District. 
Green spaces and back 
road trails need better 
maintenance  

 Operations  

There is a need for 
parks/playgrounds for 
children, seniors, and 
people with disabilities  

  Land purchase needed. 
Developer has fulfilled 
parkland contribution 
per LGA  

Neighborhood trails 
need benches 

 Operations Existing memorial 
bench program. Need 
better awareness 

 

THEME 2: TRANSPORTATION AND ROAD SAFETY 

Issue Potential Policy Administrative, 
Operational, or 
Enforcement 

Feasibility/ 
Comments 

Need more bike paths   
 

 Local Area 
Improvement 

Road safety measures 
needed to separate 
pedestrians from 
commercial traffic 

 Operations/Enforcement Re-visit existing 
policies 

There is presence of 
noise from commercial 
operations and 
commercial traffic 

 Enforcement Consider dB levels. 
Re-visit/update existing 
policies 

Need more sidewalks  Operations Determine feasibility. 
Local Area 
Improvement 

Need BC Transit 
Connectivity 

 Operations Work with BC Transit 

Encourage higher 
density and more 
mixed use to justify 
transit 

  Not feasible due to 
servicing/geo-technical 
constraints. BC Transit 
currently reviewing with 
DOK  

More street 
Lighting 

 Operations Determine feasibility. 
Local Area 
Improvement 

Too much speeding 
traffic 

 Operations/Enforcement Speed calming pilot 
project. Falls within 
RCMP jurisdiction 
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Too much large 
industrial traffic not 
related to the LNG 
project 

Temporary issue 

The neighbourhood 
experiences additional 
traffic during summer 
months from vehicles 
accessing Minette Bay 
West Park 

This may not disappear 
given increased 
popularity of park.  

Quatsino Boulevard 
and Loganberry 
Avenue intersection 
is confusing 

Operations Review for safety and 
functionality completed. 

Need to align speed 
limits with rest of 
community 

Operations Review limits for 
consistency 

Have varied speeds 
like Cablecar; lower 
when people are 
walking on road 

Operations Review limits for 
functionality 

Need crosswalk or 
pedestrian crossing at 
bike park exit for better 
access to Blueberry 

Operations Will be reviewed & 
assessed  

THEME 3: NEIGHBOURHOOD USES AND FUNCTIONS 

Issue Potential Policy Administrative, 
Operational, or 
Enforcement 

Feasibility/ 
Comments 

Commercial uses 
occurring without 
proper zoning 
approvals 

Enforcement 

Commercial activities 
occurring without 
buildings on lots 

Enforcement 

Commercial activities 
are negatively 
affecting the rural 
lifestyle 

Enforcement Discourage future 
expansion 

The proximity of 
institutional and 
commercial uses are 
negatively impacting 
the neighbourhood 

Enforcement See above 

The proximity of a 
residential worker 's 
camp is negatively 
impacting the 
neighbourhood 

Temporary 

The Civeo camp is an 
eyesore; does not 
resemble original plans 

Enforcement Check approved 
development plans for 
consistency 
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Machinery and piles of 
soil on business 
properties are an 
eyesore 

 Enforcement  

Need a neighbourhood 
convenience store 

  Question viability/ need 
given proximity of SM 
to core…compatibility 

Encourage higher 
residential density 

  Not feasible due to 
servicing/geo-technical 
constraints. 
Consider intensification 
on Quatsino Blvd 

Encourage more mixed 
use  

  Not feasible due to 
servicing/geo-technical 
constraints. 

Discourage additional 
Commercial/Industrial 

   

Encourage more 
Commercial/Industrial 

  Incompatible with 
neighbourhood 
character 

Consider strategic 
densification ie. along 
Quatsino Blvd. 

  See higher density 
along Quatsino above 

 

 

THEME 4: NATURAL ENVIRONMENT AND HAZARD LANDS 

Issue Potential Policy Administrative, 
Operational, or 
Enforcement 

Feasibility/ 
Comments 

Incorporate Riparian 
corridors into the green 
spaces 

   

Protect the wetlands See above re: Riparian. 
Could be an all 
encompassing 
environmental policy 

  

Retain natural spaces 
including creeks and 
corridors for wildlife 

See above re: Riparian. 
Could be an all 
encompassing 
environmental policy 

  

There are geotechnical 
construction 
challenges in the 
neighbourhood 

   

There is a low/medium 
flood hazard risk from 
sea-level rise in the 
southern areas 
of the neighbourhood 

See above re: Riparian. 
Could be an all 
encompassing 
environmental policy 

  

 

 

88



Strawberry Meadows Neighbourhood Plan Update Page 7 

THEME 5: INFRASTRUCTURE AND ENFORCEMENT. 

Issue Potential Policy Administrative, 
Operational, or 
Enforcement 

Feasibility/ 
Comments 

The movement of 
heavy traffic creates 
potholes 

Operations 

Need More public 
garbage cans 

Operations 

Need better internet 
services 

Administrative Not DOK jurisdiction. 
Liaise with provider 

There are drainage and 
mosquito issues in the 
neighbourhood 

Operations Maintenance of ditches 

More speed limit 
enforcement needed 

See 
Transportation/Road 
Safety 

Need better way 
signage, maps for 
trails, parks, public 
areas 

Administrative See existing OCP 
policy 4.3.61 

Need street marking Operations 

Culverts/ditches need 
better maintenance 

Operations 

Next Steps 

The next step of the original Council approved process - Phase 3: Co-Create - involved 

developing policy options and concepts in conjunction with stakeholders and the community at 

large. It included design workshops, developing draft concepts, updating the website, and 

providing an update to Council. The original approximate timeline for completion of Phase 3 was 

December 2021. 

Given the time elapsed to get to Phase 3 and based on the level of public engagement and the 

amount of feedback and input received, Staff are of the opinion the project scope and scale is 

significantly less than what was originally anticipated. 

We would be 

here 
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Therefore, Staff are recommending revising the Plan Process as follows: 

Phase 3 - Prepare Draft Strawberry Meadows Neighbourhood specific policies/Map 

Amendments for inclusion into Kitimat OCP (Timeline: February/March 2023) 

This phase advances the project to what was previously phase 4 and comprises: 

• reconciling the decision matrix with District staff reviewing each identified issue and 

determining an appropriate solution; 

• preparing draft policies/map amendments;  

• circulating draft policies for internal comment; and 

• presenting draft policies/map amendments to Council for input.   

Phase 4 - Present Draft policies/Map Amendments and Amend Kitimat OCP (Timeline: 

April 2023) 

This phase merges the previous phase 5 & 6 and comprises: 

• advertising a Public Hearing; 

• presenting draft policies/map amendments at Public Hearing; 

• following the Public Hearing, meeting Local Government Act statutory requirements 

(Capital/Financial plan implications, circulation to external agencies); and 

• adopting the OCP amendment/Strawberry Meadows Neighbourhood specific policies.  

REVISED STRAWBERRY MEADOWS NEIGHBOURHOOD 

POLICIES PROCESS 

 

 

 

 

 

 

 

 

Just as important as developing policy for inclusion into the Kitimat OCP, the Strawberry 

Meadows Neighbourhood Plan process has potentially resulted in the creation of “to do” lists 

that could form the basis of action plans for the various District of Kitimat departments. These 

Departmental action plans would be reviewed on a monthly or yearly basis to ensure the issues 

are being considered and, ultimately, addressed. 

Alternative Options: 

1. Other options or motions on the above items or additional issues as developed through 
discussion of Council.  

 

Propose here 
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Budget Implications: Director of Finance 

Budgeted:  X Unbudgeted: 

Council Initiatives and Other Plans 

Council’s Strategic Plan (2018-2022) 

Manage Impacts of LNG Project Construction 

Recognize significant resources are needed to manage community impacts and build 
capacity during the largest private-sector construction project in Canadian history. 

• Structure and staff District of Kitimat to meet community needs.

• Continually assess and ensure appropriate resources are in place.

Diversify Economy and Support Existing and Future Industry 

Revitalize Commercial Centres 

• Create vibrant public areas by improving infrastructure and public spaces

Climate Energy and Emissions Plan 2021 

1.1 Support Compact Communities – Review the Official Community Plan 
and planned or identified development opportunities to support 
compact communities.  

Kitimat Official Community Plan 2008 

"DR"
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________________________ 

Submitted by:   Approved for Submission: 

Finlay Sinclair, RPP MCIP  Warren Waycheshen, CAO 

Enc:  Attachment A – August 2022 Open House Boards 

"Finlay Sinclair" "Warren Waycheshen"
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