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1.0

Introduction

The Baseline Report has been created to assist and help inform the neighbourhood planning process by highlighting some of the
current conditions and key issues of the Strawberry Meadows neighbourhood. The report outlines the purpose and objectives
of the plan, other relevant plans and policies, and what the Kitimat Official Community Plan (OCP) says about the area. The
report also provides key information about the neighbourhood, including existing land use, transportation, housing, parks,
environment, and infrastructure.

2.0 Neighbourhood Context
The Strawberry Meadows neighbourhood is approximately 232
hectares (573 acres) and is located in the southern portion of
Kitimat’s original Townsite, which is accessible to the rest of
Kitimat from Quatsino Boulevard. The neighbourhood was first
proposed in 1998 with a series of phased subdivisions over a twodecade period to create mainly large, low-density residential lots
to reflect a rural area. The neighbourhood went through a major
zoning and Official Community Plan (OCP) amendment to support
the phased subdivision, which was approved in August 1999. The
neighbourhood has gone through several other zoning and OCP
amendments since 1999, as well as amendments to the original
subdivision plan. The final phase of the subdivision is intended to
be completed by the developer in 2023.
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2.1

History of the Area

The District of Kitimat is located on the traditional territory of the Haisla Nation, who occupied lands within the region for
thousands of years. European settlement of the Haisla territory has been relatively recent. Kitimat became a reality in the 1950’s,
when the Aluminum Company of Canada (Alcan) chose a site at the Head of the Kitimat Arm for an aluminum smelter. Alcan
hired the first town planners and invested heavily in the initial planning which was based on the Garden City* concept, with the
goal to create a town that would attract and retain workers.
The Kitimat Townsite Report was first prepared for Alcan in 1952-1953. After the District of Kitimat was established in 1953, the
Townsite Report was edited and reissued by the Corporation of the District of Kitimat in 1960. The report reflected the plan
for the community and a broad outline for its development. Several different neighbourhoods were envisioned for Kitimat in
the report, which were alphabetized (A-J) in order of when development should occur based off the town’s population. Each
neighbourhood had one or more schools, church sites, and a neighbourhood centre to support a walkable, compact community.
The initial development of Kitimat largely followed the original Townsite Report, such as:
• Neighbourhood A – renamed to “Nechako”
• Neigbourhood B – renamed to “Whitesail”
• Neighbourhood C – renamed to “Kildala”
• City Centre – name still used today for Kitimat’s downtown
• Service Centre – name still used today for Kitimat’s business park
The Strawberry Meadows neighbourhood was not a part of the original Townsite Report, although the neighbourhood occupies
part of the lands in the D and G neighbourhood**, which is why Strawberry Meadows was commonly referred to as “D/G
neighbourhood” when it was first proposed. A map of the Townsite with the neighbourhoods labeled is on the following page.

*
The Garden City concept was devised by the English town planner Ebenezer Howard and was promoted by him in Tomorrow: A Peaceful Path to
Social Reform (1898). The concept is based off creating self-contained planned communities that are surrounded by greenbelts, containing proportionate
areas of residences, industry, and agriculture.
**
Based off the report, the Neighbourhood D was recommended to be developed when Kitimat’s population got to 10,600. Neighbourhood G was
recommended to be developed after E and F, when Kitimat’s population got to 22,100. Kitimat’s population at the time Strawberry Meadows was first
proposed (1998) was 11,742 and has decreased by 3,611 or 30.75% based off the 2016 Census population count.
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The 1987 Kitimat Official Community Plan (OCP) stated that the engineering studies done in the mid 1970’s revealed the D/G lands
would have a very high site preparation and servicing costs, which could only be reduced if development was at a large scale. Since
a demand of new housing was not anticipated in the mid-1970’s, the Province recommended the District consider other lands for
residential development. In 1995/96 a Neighbourhood Options Study was conducted, which concluded that the D/G neighbourhood
was not an appropriate area for a new neighbourhood as it had substantial constraints for development, primarily geotechnical – soil
conditions and high groundwater table. An additional study was conducted in 1998/99 when Strawberry Meadows went through a
zoning and OCP amendment. The OCP was subsequently amended to align with what was found in the study, which was that the area
was appropriate for a low-density subdivision.
Despite the neighbourhoods (A-J) being considered separately within the Townsite Report, it was proposed in 1998 that Strawberry
Meadows be included in the Kildala Neighbourhood (Neighbourhood C). However, the development of Strawberry Meadows is
distinctively different than the layout of the Kildala neighbourhood. Further, local knowledge commonly distinguishes Strawberry
Meadows and Kildala as separate areas.

3.0 Understanding a Neighbourhood Plan
Generally, a neighbourhood or a local area plan is prepared for a smaller geographical area within a municipality where there is
a need to provide more certainty of what is envisioned in the Official Community Plan (OCP) and outlines how a particular area
should grow and change over time. The plans identify long-term policies and short-term actions, and often look beyond their
own boundaries to consider the impacts and connections with the surrounding municipality.
Neighbourhood plans generally provide detailed guidance on the location and type of housing, shops, offices, and other types
of development and land uses that are foreseen for the area. The plans can also provide guidelines for how future development
of private and public space will look and function, by not only addressing land use and urban design issues, but often providing
details on the future pedestrian and transportation network, parks and open spaces, community facilities as well as identifying
topics and issues that are important to the people who live, work, and visit the area.
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Additionally, a neighbourhood plan can:
• Help residents and businesses identify important issues that need to be addressed, establish a common vision for their
neighbourhood and 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.

How a Neighourhood Plan Fits within the Planning Process
Official Community Plan

Neighbourhood or Area Plan

Zoning Bylaw

Rezoning Application

Development Permit

Subdivision
Strawberry Meadows Baseline Report | District of Kitimat
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4.0 Strawberry Meadows’ Plan Purpose and Objectives
The purpose of the Strawberry Meadows Neighbourhood Plan is to guide future growth and development, establish suitable
development permit area guidelines for commercial, industrial, and multi-family development, and create a vision for the area
that is formed through meaningful engagement with the community. The plan will also provide strong design guidelines for
both public and private lands, which will help provide certainty for the development industry, community, and investment by the
District and private sector.
The plan’s objectives include the following:
• Undergo a Strengths Weaknesses Opportunities Threats (SWOT) analysis to obtain a clear and realistic view/
understanding of the area.
• Creatively engage and work collaboratively with neighbourhood stakeholders to create a plan that embodies their vision
for the area.
• Identify and address community needs and wants within Strawberry Meadows.
• Use the information gathered from the community to prepare policies and design guidelines that will guide the physical
development of both public and private sites.
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5.0 About the Baseline Review
It is widely accepted that planning policies should be based on a thorough understanding of the needs, opportunities, and
constraints which exist within a study area. For a successful neighbourhood plan, the current trends, market opportunities, and
challenges that the Plan area currently faces needs to be identified and understood. This information will be used to balance the
community needs with the market reality in the neighbourhood plan’s policies and strategies. Objectives of the Baseline Review
include:
• Review the policy context for the Strawberry Meadows Neighbourhood Plan.
• Examine the character and quality of the built environment.
• Examine transportation, access, and circulation issues.
• Examine the growth and development issues faced across the area including commercial, housing, community services,
institutions and public and open space.
• Help identify the key issues which will inform the development of the vision for the area.
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6.0 Relevant Plans and Policies
Neighbourhood plans must follow a municipality’s Official Community Plan (OCP). Other relevant plans, policies, and initiatives
are also important as they can help identify community visions, goals, and planning issues that have been previously identified
through other community initiatives. Where there is conflict between a neighbourhood plan and the OCP or other community
documents, the neighbourhood plan will propose revisions to ensure alignment.

6.1

District Wide Plans and Regulations

District of Kitimat Official Community Plan (2008)
In December 2008, Kitimat Council adopted a new Official Community Plan (OCP), which has been amended several times
since. The OCP establishes high-level policies to guide and coordinate land use and investment in the community. Due to the
time lapse from when the OCP was developed and the current economic, social, and environmental situation in Kitimat, many of
the policies do not reflect new and emerging trends and issues in the District.
Community Emissions and Energy Plan (2021)
The Community Emissions and Energy Plan (CEEP) was approved by Council in April 2021. The CEEP is the first community wide
plan approved by Council that identifies how Kitimat will reduce greenhouse gas (GHG) emissions by 58% below the 2007 levels
by 2050. The CEEP recommends 14 Action items to reduce GHG emissions to meet the recommended target.
Leisure Services Master Plan (2020)
The Leisure Services Master Plan (LSMP) was approved by Council in June 2020 and replaced the District’s 2002 Recreation
Master Plan. The purpose of the LSMP was to prepare a comprehensive and clear ten-year plan that will provide guidance on
the acquisition and development of parks, open spaces, facilities, and the provision of services. The plan recommends 53 action
items for planning and design and capital projects for implementation.
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Cycle Network Plan
The Cycle Network Plan was approved by Council in July 2020. The plan consulted with the public and stakeholders to
understand the local cycle network issues and identify potential opportunities for improvements. The plan recommends over
100 areas needed for improvement in Kitimat’s cycling network. Council passed a motion for staff to develop an implementation
strategy when the plan was approved in 2020, which is still being developed. The cycling network along Loganberry Avenue and
Quatsino Boulevard were identified as areas needed for improvement.

6.2

Existing Neighbourhood or Area Plans

Downtown Design Guidelines
The Downtown Design Guidelines were approved by Council in 2021. These design guidelines form part of a series of regulatory
documents to guide future development in Downtown Kitimat. The design guidelines replaced the 1994 Downtown Design
Guidelines; the only design guidelines officially established within the District of Kitimat.
Minette Bay West Concept Plan
The Minette Bay West Concept Plan was approved by Council in August 2017. The intent of the project was to prepare a plan with
a focus on public recreation and environmental preservation within Minette Bay West.

6.3

Other Relevant Policies and Projects

Active Transportation Plan
The planning process to create the Active Transportation Plan started in 2021 and is still being developed. The intended date for
completion of the plan is in the end of 2021 or early 2022.
Downtown Master Plan
The planning process to create a Downtown Master Plan started in 2018 and is still being developed. No date has been identified
for when the plan will be completed.
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7.0 Official Community Plan (OCP) Strategic Direction
Official Community Plans (OCPs) are a community’s main policy document which establishes the community vision and goals,
which all other subsequent policies and plans should align with. This is to ensure that the different community initiatives and
developments are all moving towards a common direction and goal. Kitimat’s OCP has not established an overall community
vision or goal but rather has a series of policy statements, separated under different core themes. The core themes include:
•
Cultivate Diversified Economic Growth
•
Enhance ‘Sense of Place’
•
Maximize Livability
•
Protect the Natural Environment
•
Foster Local Culture and Heritage
•
Provide Effective Services
•
Meet Responsibilities in Governance
There are no specific policies on the Strawberry Meadows neighbourhood in the OCP that discuss how the area should grow,
adapt, or develop over time. The only guiding information on how Strawberry Meadows can be developed is based off the land
use designations prescribed in the OCP. A map of the land use designations is on the following page.
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5.1 Neighbourhood
“Areas designated Neighbourhood are primarily
residential in nature. Land uses include single and twodwelling housing, multi-residential buildings with more
than two dwellings, single/multi-residential buildings
that may include care facilities, housing for seniors,
and groups 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 subdivisions, generally on lots of 3000-4500 m2
or more. Agriculture and home-based business use is
generally permitted as an accessory use.” - Kitimat OCP
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Despite there being no specific policies on Strawberry Meadows, there are several relevant OCP policies, which can help guide
the neighbourhood planning process, including:
Neighbourhood Identity and Character

Neighbourhood Identity

4.2.18

Neighbourhood Character 4.2.19

Reinforce neighbourhood identity through a variety of means such as varied
streetscape design; community gathering spaces; heritage features; safe & convenient
access between neighbourhoods; and special signage, gateways, and other unique
urban design features.
Gauge community support for neighbourhood design guidelines for strengthening the
character of existing neighbourhoods.

Parks and Open Space, Recreational Facilities, and Trails

Parks and Open Space

4.3.26

Design parks and open spaces, considering lighting, maintenance issues and Crime
Prevention through Environmental Design (CPTED) principles.

Trails

4.3.34

Foster an upgraded trail system to link open space and parks within and adjacent to
development, taking into consideration persons with mobility issues.

4.3.47

Promote energy efficient building design and practices for all development projects.

Transit Services

4.6.34

Consider transit (e.g. extension of service, provision of bus shelters, and pedestrian
access to stops) in planning for new development.

Walkways

4.6.48

Provide convenient and safe pedestrian paths between homes, schools, shopping
areas, park facilities and other destinations, including temporary worker housing
facilities.

Climate Change

Buildings
Transit
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8.0 Community Overview
This section provides the key characteristics of the Strawberry Meadows neighbourhood, including information on the
neighbourhood’s population, housing, transportation, and infrastructure. The data shown in this section have been collected
from secondary sources, including Statistics Canada, BC Assessment, and the District of Kitimat records and database.

8.1

Existing Land Uses

Note: Land use refers to the actual use of the land, which may or may not reflect zoning or the land use designations in the OCP.
The existing uses in the Strawberry Meadows neighbourhood are predominantly residential.
As of September 2021, Phases 1-9 of the Strawberry Meadows subdivision are complete, which has created 179 lots. 93 of these
lots have residential dwellings, 1 with dormitories, and 2 used for industrial purposes. 83 lots are either vacant or in the process of
being developed (46%)*. Single family homes are the primary housing type, with lot size ranging from 0.4 hectares (ha) to 2.0 ha.
The smaller lots, and the lots that allow for multi-family development, are concentrated closer to or along Quatsino Boulevard.
The larger lots are commonly further into the neighbourhood. Although the primary land use in Strawberry Meadows is single
family residential, most properties are permitted a detached accessory dwelling unit, a home occupation, and agricultural
activities. Creating a more mixed used area than what is normally attributed to a single-family neighbourhood.
The neighbourhood has industrial uses that operate in some locations exclusively, and in others, as secondary to a residential
dwelling. Industrial uses are defined depending on the scale of the processing, manufacturing, assembling, fabricating, testing,
servicing, repairing, storing, transporting, warehousing or distributing of goods, materials, or equipment associated with
industrial, business, or household use. Industrial uses can be with or without an ancillary office to administer the industrial use on
the site. It excludes the processing of fish and other animals. Industrial uses are also defined depending on (1) the intensity of the
use; (2) the land use impacts on the site and the surrounding area; and (3) the type of materials used (raw, semi-finished, finished
or hazardous).
*
The lots used for industrial purposes are zoned Commercial, Agriculture and their Land Use Designation is Neighbourhood. Due to a lack of
sufficient zoning definitions and regulations, the existing uses reflect industrial uses rather the intended commercial, agricultural or neighbourhood.
Strawberry Meadows Baseline Report | District of Kitimat
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The scale of the industrial uses ranges from moderate to light. For example: entering Strawberry Meadows from Loganberry
Avenue and near the Coastal GasLink (CGL) pipeline’s right-of-way (moderate) ** to smaller industrial businesses operating or
storing heavy equipment on residential properties with or without a residential dwelling constructed (light).
Due to the continued construction related to completing the phased subdivision and the CGL pipeline that is being constructed
through the neighbourhood, determining the amount or scale of informal industrial uses is challenging and cannot be accurately
observed at this time. There are a few agricultural and hobby farm uses within Strawberry Meadows but the scale of which these
uses are conducted have also not been accurately determined at this time.
Land Uses
Single Family Residential
Single Family Residential + Accessory Dwelling Unit
Multi Family Residential
Light Industrial / Commercial
Privately Owned Park
Hobby Farm
Next Phase of Subdivision for Single Family Residential +
Accessory Dwelling Unit
Low Density Residential

**
The CGL pipeline is currently being constructed. Once complete, the pipeline will be able to move 2.1 billion cubic feet of natural gas per day, which
would be considered as an intense industrial use due to the large amount of raw material that will flow through the neighbourhood.
Strawberry Meadows Baseline Report | District of Kitimat
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8.2

Population

Kitimat’s population was 8,131 at the time of the 2016 Census*. Due to Kitimat’s size, Statistics Canada does not release the
demographic or population count for the different neighbourhoods in Kitimat as it would for larger municipalities. The average
number of persons per dwelling that was obtained during the 2016 census in Kitimat is 2.3. Since there are 93 residential
dwelling units in Strawberry Meadows, it could be estimated that there are approximately 214 residents living in Strawberry
Meadows. However, this number does not include the number of temporary residents who live in the dormitories at 100
Loganberry Avenue, which has the capacity to house 1030 temporary workers. However, these dormitories are only permitted
until 2035.
Once the subdivision phases are complete, there will be 262 single-family residential lots, with 203 of them permitting an
accessory dwelling unit. The multi family lots have the capacity to provide approximately 1,100 number of units, with 100
Loganberry Avenue attributing for most of the permitted units**. If the same average number of persons per dwelling was used
to estimate the population of Strawberry Meadows if/when fully developed, there would be approximately 3600 residents.
Approximately 17 times the current population.

8.3

Housing

Single-family housing is the predominate housing type in Strawberry Meadows. There are a few properties within Strawberry
Meadows that permit multi-family development. However, only 100 Loganberry Avenue is developed with temporary
dormitories for the LNG Canada project, which is permitted until 2035. The three other lots that are zoned for multi-family
development are vacant, but two out of the three have approved development permits.
Since the subdivision is relatively new in comparison to other subdivisions in Kitimat, the housing has all been built after 1995.
This is a significant difference to the housing stock in Kitimat as a whole, which 80% of it was built before 1980.

*
**

2021 Census data has been collected and will be released by Statistics Canada in 2022.
Based off the current zoning of 100 Loganberry Avenue, over 1000 units could be developed on the site.
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Housing Type
Total Housing Units Built by Type in Strawberry Meadows
Single Family

Apartments

Mobile Homes

Mixed Use

Accessory Dwelling

Townhouse

Dormitory

85

0

8

0

2

0

to be determined.

Net Housing Units

Age of Housing

2014

17

2015

9

2016

22

2017

0

2018

6

2019

7

2020

2

Per Year Average

9
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8.4

Transportation and Mobility

Street Classification
Arterial
Collector
Local Residential
Future Local Street to be Transferred to DOK’s Ownership
Unclassified
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Transit Service
There are no transit routes in the Strawberry Meadows
neighbourhood. The closest transit stops are along Quatsino
and Lahakas Boulevard and Columbia Avenue.
Walkability

Transit Stop
Sidewalk or Walkway

An area is considered to be highly walkable if there are nearby
amenities within a 5-minute walk (400 metres) and is well
connected by sidewalks, crosswalks, and lighting. The more
distant the amenities are, or the less connected the walking
route is, the less walkable and more vehicle-dependent the area
is. The lots near Quatsino Boulevard and Loganberry Avenue
have the highest walkability since there are nearby amenities
within a 5-to-10-minute walk, lighting and sidewalks. However,
the sidewalk connection is poor and in some locations, lead
to dead ends or do not provide safe or accessible crossings,
depending on the intended destination.

Crosswalk

The further you go into the neighbourhood, the less walkable
the area is as there are no amenities (i.e. corner stores, grocery
stores, fitness facilities, schools, playgrounds, entertainment),
no sidewalks, and limited street lighting. The local residential
streets’ speed limits are 30 km/h, which is considered to be an
appropriate speed to have shared road space with pedestrians.
However, there are no signs which show the 30 km/h
speed limit in Strawberry Meadows and it has not yet been
determined if this speed is being adhered to.

Strawberry Meadows Baseline Report | District of Kitimat
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Cycling Routes
There are no bike lanes in the Strawberry Meadows neighbourhood and no trails or walkways that can provide an adequate
cycling route*. Cyclists must share the road with two lane vehicle traffic.
Road Safety
A map of ICBC data from 2016-2020 around the Strawberry Meadows neighbourhood that had casualty crashes that resulted in
either injury or fatality and property damage resulting in only material damage is below.
Property damage resulting in only
material damage (2016-2020)
Casualty crashes that resulted in
either injury or fatality (2016-2020)

*

The District of Kitimat’s bylaws do not require cycling routes or bike lanes on local streets.
Strawberry Meadows Baseline Report | District of Kitimat
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Access
Strawberry Meadows is accessible from the rest of Kitimat via Quatsino Boulevard. The neighbourhood provides access to
several abutting properties, as well as access to Minette Bay West Park.
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Access
The Strawberry Meadows neighbourhood obtains access to Haisla Boulevard via Quatsino, Lahakas and Kuldo Boulevard.
Haisla Boulevard is the main thoroughfare in Kitimat, which provides access to several neighbourhoods, Kitimat’s business park
(Service Centre) and Highway 37.
Haisla Blvd.
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8.5

Parks and Open Space

Park Land Dedication for Subdivision
Section 510 of the Local Government Act (LGA) requires that the owner of land being subdivided must either provide without
compensation, park land of an amount and in a location acceptable to the local government or pay the municipality an amount
that equals the market value of the land. The amount of land that may be required or used for establishing the amount paid must
not exceed 5% of the land being proposed for subdivision. Policy 4.3.23 in the Kitimat OCP states that Kitimat shall maintain
park land and future park dedication requirements for residential subdivisions at not less than 5%.
When the Strawberry Meadows subdivision was first proposed, it included a perimeter trail that would go around the ~200 ha
original development site (“Perimeter Park”). At that time (1999), the proposed park was 9 metres wide, with the projected use
of non-motorized travel for pedestrians, cyclists, equestrians, and cross-country skiers as the predominant users. Perimeter Park,
along with a trail along Daudet Creek, was proposed by the developer to contribute to the future park dedication requirements
mandated in the LGA.
The LGA states that the land or payment required must be provided or paid to a municipality before final approval of the
subdivision is given. However, there is an option that if the owner and the local government enter into an agreement that the
land or payment be provided or paid by a date specified in the agreement after final approval of the subdivision has been given.
Currently, all park land in Strawberry Meadows is still under the developer’s ownership. The 5% park land dedication is
intended to be given to the District 2023. However, the developer has started the maintenance required to Daudet Creek to
transfer ownership to the District in 2022. Daudet Creek makes up the 5% of future dedicated parkland required. Therefore,
no further parkland dedication is needed to meet the LGA and OCP requirements. However, the developer has continued to
voice intentions to transfer ownership of the Perimeter Park to the District. Although this means that the developer will provide
more parkland than mandated by the LGA and OCP it also means that currently there is no public park space within Strawberry
Meadows. For the perimeter park to be fully connected, several bridges and/or culverts will be needed.

Strawberry Meadows Baseline Report | District of Kitimat

Page 22

Park space currently privately owned.
Trail network to make up park land dedication
requirement for subdivisions
Locations of where bridges and/or culverts will be
needed.
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8.7

Environment

Strawberry Meadows is located near many prominent natural features, including the Kitimat River, Kitimat River Estuary, Minette
Bay, and Daudet Creek. Daudet Creek runs the length of the Strawberry Meadows neighbourhood, which originates near Kitimat
General Hospital, goes through Strawberry Meadows, and flows into Minette Bay. The total length of Daudet Creek is 4000
metres with approximately 3,009 metres located within the neighbourhood boundary. Kitimat River Estuary is designated as
an environmentally sensitive area by Fisheries and Oceans Canada and in the Kitimat OCP. The estuary and Lower River provide
habitat for juvenile coho, chinook, and chum salmon, eulachon, capelin, and herring.

Daudet Cre
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8.8

Infrastructure

Strawberry Meadows was proposed and designed to reflect a rural area subdivision. This section provides a more detailed
overview of the water distribution, sanitary sewer, and storm drainage networks that were designed and built based off that
intention.
Water
Strawberry Meadows is connected to the District’s water system, which gets it water from the Kitimat River. Strawberry Meadows
water servicing is based off the current zoning. Future evaluation would be needed to determine if the water servicing can support
further density or land uses that put a greater demand on the service or if the infrastructure would require upgrading.
Sanitary
Except for lots near Quatsino Boulevard, there are no direct sanitary connections to the residential lots from the District’s gravity
sanitary lines. Instead, each property must have a low-pressure sanitary system, which has a tank that gets pumped into the
District’s low pressure sanitary main. The low pressure sanitary main then discharges into the gravity sanitary main. Since the
low-pressure sanitary systems are connected, the capacity is not only depended on the use of one lot but of the surrounding lots
as well. If the capacity is exceeded, the system could fail, and the private pumps will not have sufficient opportunity to pump
down the lots holding tank. This could cause overflow issues at the individual lots.
100 Loganberry Avenue, that has the dormitories, has a privately owned lift station and force main. The lift station is based off
the current density and cannot support any additional density than what is on the lot currently without increasing the servicing
capacity.
Storm Management
The storm drainage is open ditching, which means all surface runoff gets channeled into the open ditches, flow into Daudet
Creek or alternate outflow, which eventually flows into Minette Bay. The system may not support any additional uses that
increase the ground’s imperviousness or density than what is currently existing without upgrading the system. Additionally, open
ditching is only appropriate for certain land uses that do not require a storm water management system that goes through a
retention system prior to flowing into bodies of water.
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Roads
Except for Blueberry Avenue and a portion of Loganberry Avenue, the road width dimensions in Strawberry Meadows have been
built to only support local, residential traffic.
Coastal GasLink (CGL) Pipeline
The Coastal Gaslink (CGL) pipeline, which will connect to LNG Canada’s natural gas export facility abuts and goes through
several properties in Strawberry Meadows. In the cases where the pipeline goes through individually owned properties, it is
through an easement on the property. The CGL pipeline also goes directly through Loganberry Avenue and Elderberry Avenue.

Coastal GasLink Pipeline
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Third Party Utilities
Pacific Natural Gas (PNG), Telus, CityWest, and BC Hydro have all been designed to support the neighbourhood’s current use,
which is predominately low-density residential. All of the services are above ground since low-density development does not
require underground servicing. There is one street light at each intersection in the neighbourhood, which is connected to the
hydro poles.

9.0 Conclusion
Strawberry Meadows was designed as a low-density residential area to reflect rural living and to not exceed the capacity that the
land can support. This rural style living is not only reflected in the current zoning but is also reflected in the infrastructure. For
the neighbourhood to support additional uses or increased density, not only would the zoning and land use designation need to
be amended but the infrastructure would need to be evaluated and upgraded. This Baseline Report will help inform community
discussions on various planning issues that will be addressed through the neighbourhood planning process.
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10.0 Glossary of Terms
Garden City Concept:
The Garden City concept was devised by
the English town planner Ebenezer Howard
and was promoted by him in Tomorrow:
A Peaceful Path to Social Reform (1898).
The concept is based off creating selfcontained planned communities that are
surrounded by greenbelts, containing
proportionate areas of residences, industry,
and agriculture.

Zone / Zoning:
Zoning implements municipal and regional
district land use planning visions expressed
in official community plans and regional
growth strategies, and may support
community sustainability and resilience
goals. Zoning bylaws regulate how land,
buildings and other structures may be used

Official Community Plan:
An Official Community Plan (OCP) provides
longer term visions for the community.
Under the Local Government Act section
471, an OCP is a statement of objectives
and policies to guide decisions on planning
and land use management, within the area
covered by the plan, respecting the purposes
of local government.
Perimeter Park:
When the Strawberry Meadows subdivision
was first proposed, it included a perimeter
trail that would go around the ~200 ha
original development site, which was named
Perimeter Park
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