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I N T R O D U C T I O N  

THE BLUE HERON IS A  
CONSTANT FIGURE IN THE 

CITY OF PITT MEADOWS 

Under the Local Government Act, all municipalities may develop one or 
more plans for future land use.  The Pitt Meadows Official Community Plan 
(OCP) is a tool for guiding the future of this community.  Its purpose is to 
establish a common vision for the community’s future and to provide  
strategies to guide development towards attaining that vision.   

An OCP is primarily an advisory document intended to provide a framework 
for consistent decision-making by the City’s Council and other City boards, 
panels and commissions, and also by local residents, business owners and 
developers with regard to conservation and development activities in Pitt 
Meadows over the next decade.  Although Council is not committed to  
carrying out any projects recommended by this plan, Council may not enact 
any landuse decisions which are contrary to the provisions of this Plan.  Any 
landuse proposal that run contrary to the provisions of this Plan will require 
amendment by bylaw after a public hearing.   

Among other things, an OCP must address the following: 

 Residential development anticipated to meet future housing needs; 

 Locations for economic, agricultural and recreational land use; 

 Approximate location and phasing of any major road, sewer, water  
system and public facilities; 

 Location of hazardous or environmentally sensitive land. 

An OCP may also, but is not required to, include social policies,  
environmental policies and agricultural policies.   

The OCP of any Metro Vancouver municipality must include a Regional 
Context Statement which indicates how the OCP will further regional goals.   

1 .  I N T R O D U C T I O N  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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This is the fourth major revision to the Pitt Meadows Official Community Plan.  
The previous OCP review and amendments were adopted in 2000.  Several 
issues have influenced the preparation of the 2007 Official Community Plan 
review.  The primary issue is transportation.  Over the next few years, Pitt 
Meadows will see several major regional transportation improvements in and 
around its boundaries.  These transportation works will improve the city’s  
connectivity to the rest of the region, making it a very attractive place for new 
residents and businesses, thus influencing the development of housing,  
commercial areas and industry. 

Pitt Meadows has a relatively small urban area that must accommodate a  
balance of land uses.  Each use - residential, commercial, industrial and  
recreational, support each other in a complete community and each enhances 
the quality of life. 

The challenge ahead is to maintain and enhance liveability and environmental 
integrity, strike a balance between the land uses, and protect agricultural land 
as the City experiences growth.  In response to these challenges,  
environmental policies have been strengthened and “Smart Growth” concepts 
used as the framework to accommodate growth and change. 

The City is introducing the concept of an Urban Containment Boundary in this 
OCP.  For years, Pitt Meadows has effectively managed development growth 
through its commitment to farmland and the Agricultural Land Reserve and by 
way of its natural features (i.e. floodplain), which curtails development in most 
of the City.  An Urban Containment Boundary will more clearly identify those 
areas to be preserved as rural and those areas to be developed.  The Urban 
Containment Boundary is a conceptual line which generally coincides with the 
Agricultural Land Reserve and with Metro Vancouver’s Green Zone.  It is the 
intention of the City to consider development proposals in those areas where 
the Urban Containment Boundary does not coincide with one or both of these 
designations. 

Possible development of each area will require separate review and  
consideration from the City, and will also require the approval of Metro  
Vancouver and the Agricultural Land Commission. 

 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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1.1 OCP Update Process 

City Council appointed an OCP Steering Committee composed of  
Pitt Meadows residents in February 2005, with a mandate to review the  
existing OCP and provide recommendations on policies that should be 
amended and new policies that should be added.   

Members of the Committee included: 

 Councillor Doug Bing 
 Paul Brinton 
 Mario Cabral 
 Leo Captein 
 Annette Code 
 Peter Jongbloed 
 Kate Nightingale 
 Sandy Wakeling 
 Ihor Zalubniak 

 
The Committee met regularly over two years to review and discuss OCP  
policies, as well as a number of background studies prepared by consultants 
and staff on topics such as housing, industrial and commercial lands,  
transportation, and heritage.  The Committee also carefully considered input 
received from an OCP Open House hosted by the City on November 9th, 
2006, which was attended by approximately 150 people.   

The Committee’s policy recommendations were presented to Council in April 
2007, at which time Council directed that the OCP document be prepared and 
presented in bylaw form for Council’s consideration.   

A public information meeting was held on October 25th, 2007, where a draft of 
the OCP was presented.   

The OCP Bylaw received First and Second Reading on November 13, 2007, 
and presented at Public Hearing on January 15th, 2008 and April 15, 2008.   

The OCP was adopted on September 2, 2008.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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1.2 Vision 

The OCP Steering Committee updated and confirmed the following vision as 
stated in the 2000 Official Community Plan:  

The citizens of Pitt Meadows aspire to achieve a diverse community that: 

 Provides for increased transportation choice and efficiency; 

 Has a commitment to the productive use of its agricultural land; 

 Protects its natural environment; 

 Maintains its unique “small-town” and rural characteristics and preserves its  
heritage; 

 Achieves sustainable economic growth;  

 Develops and maintains quality parks, recreation and community services 
for its residents and visitors; and 

 Carefully manages its residential growth in balance with job creation and the 
provision of services 

 

1.3 Other Relevant Planning Studies 

Several planning studies and papers were commissioned specifically for this 
OCP review, and have contributed to the policies of this plan.  These studies 
and papers are not part of the OCP.     

These include: 

Commercial and Industrial Analysis -    
Prepared by Harris Consulting Inc., August 2006 

Housing Demand and Residential Policy Review -  
Prepared by City Spaces Consulting Ltd., March 2006 

Pitt Meadows Demographic Profile -  
Prepared by the City of Pitt Meadows, 2005  

The Heritage Resources of Pitt Meadows 2006 -  
Prepared by Donald Luxton and Associates, 2006 

Agricultural Issues Discussion Paper -  
Prepared by the City of Pitt Meadows 2005. 

Transportation Discussion Paper -  
Prepared by the City of Pitt Meadows with Ed Kola, October 2006  

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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The following studies and papers, while not prepared specifically for the OCP 
Review, helped to lay the foundation.   

These include:  

A Smart Growth Direction for the District of Pitt Meadows -  
Prepared by Deborrah Curran, April 2004 

Pitt Meadows Heritage Strategic Plan -   
Prepared by Donald Luxton and Associates, 2004 

The Livable Region Strategic Plan -    
Prepared by Metro Vancouver, 1996.   

 

1.4 Designated Planning Area 

The Official Community Plan applies to all lands within the boundary of the 
City of Pitt Meadows.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

 

Community Overview 
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Pitt Meadows was incorporated as a municipality in 1914.  Originally  
designated as a District, it officially became the City of Pitt Meadows on  
January 1, 2007.  

Pitt Meadows became a member municipality of Metro Vancouver in 1995 and 
is one of 21 municipalities plus Electoral Area “A” that comprises the Regional 
District.. 

 

2.1 Location 

Pitt Meadows is located in the Lower Fraser Valley, east of Vancouver (see 
Figure 1).  It is primarily a low-lying agricultural area, situated on the north side 
of the Fraser River at its junction with the Pitt River.  Two arms of the Alouette 
River run through the municipality, along with a number of other sloughs and 
waterways.  Pitt Lake, on the City’s northern boundary, is the largest tidal lake 
in North America.  The Thompson Mountain Range rises spectacularly along 
the community’s northeast edge.   

Figure 1:  Location Map 

  

2 .  C O M M U N I T Y  O V E R V I E W  

C O M M U N I T Y  O V E R V I E W  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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2.2 Land Area 

Pitt Meadows consists primarily of lowlands and is bordered on two sides and 
bisected by rivers.  Sixty-four kilometres of dikes protect the community from 
flooding.  The dikes also provide a multi-use trail system alongside the farm-
land and marshes, and offer magnificent views of the mountains to the North.   

Over eighty-six percent of Pitt Meadows is within the floodplain.  The  
floodplain contains nourishing soil and is suitable for farming; eighty-six  
percent of Pitt Meadows is within the BC Agricultural Land Reserve as  
protected farmland.  Most residents live in the urban town centre, which is  
located on a highland area. 

The rest of Pitt Meadows presents several challenges to development,  
including deep peat and bog soil conditions that require considerable fill or pre
-loading prior to development, adding to the cost of building.   

2.3 History 

The Municipality takes its name from the Pitt River and Pitt Lake, which were 
named after former British Prime Minister William Pitt. 

The first inhabitants of Pitt Meadows were aboriginal people, and they have 
resided in this area for at least 1000 years.  James McMillan explored the area 
in 1874 and Europeans followed by starting a settlement in the area in the 
1870's. This settlement was originally known as Bonson's Landing.  

The Municipality of Maple Ridge was first incorporated in 1874 and included 
Pitt Meadows to the west.  However, residents of the Pitt Meadows area  
petitioned for their removal from the District of Maple Ridge in 1892.  Pitt 
Meadows reverted to unorganized territory but was separately incorporated as 
the District of Pitt Meadows in 1914.  

Pitt Meadows is naturally isolated from the rest of the Lower Mainland by the 
Pitt River and the Fraser River.  Its first land-based transportation route came 
in 1885 with the construction of the Canadian Pacific Railway through to Port 
Moody.  The highway bridge over the Pitt River was opened in 1957.  In 1963 
the Pitt Meadows Airport was opened.  The Golden Ears Bridge is scheduled 
to open in 2009 and will provide a direct connection over the Fraser River.    

2.4 Demographics 

According to the Census, Pitt Meadows had a 2006 population of 15,623.  
Between the 2001 Census and the 2006 Census, the population has grown 
6.5%, which is the same rate of growth as Metro Vancouver as a whole.  The 
City is projected to have a population of as much as 21,000 by 2021, which is 
an additional 5,000 residents.  This faster rate of growth is projected because 
of improved access to the community as a result of the new Golden Ears and 
Pitt River Bridge projects, as well as more development activity in general 
throughout the northeast sector of the Metro Vancouver region.  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  

SOME OF THE FIRST RESIDENTS 
OF PITT MEADOWS 
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Figure 2:  Population Growth in Pitt Meadows, 1976 - 2006 

Source:  Census Canada 

Pitt Meadows has a higher portion of young people than Metro Vancouver as a whole.  As 
shown in Figure 3, Pitt Meadows has a larger proportion of children under the age of 20,  
reflecting the family oriented nature of the City.  However, if trends continue, the City is  
expected to experience a growing proportion of seniors and a decline in younger people over 
the next 20 years.  One of the results will be smaller average household sizes.  These smaller 
households may require alternatives to the traditional single-family house, such as  
townhouses or apartments.   

Figure 3:  Pitt Meadows and Metro Vancouver Age Profiles, 2001 and 2006 

Source: Census Canada  

About 85% of Pit Meadows’ resident labour force was employed outside the community in 
2001.  Agriculture was the largest employer in the City in that year, followed by education, 
health and social services.  In 2004 there were 126 home-based businesses operating in Pitt 
Meadows.  This number is doubling every two to three years and indicates the strong  
entrepreneurial spirit that is emerging among more residents. 
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2.5 Regional Role 

Pitt Meadows is located between the rapidly developing communities of  
Coquitlam, Port Coquitlam, and Maple Ridge.  Surrey and Langley, which are 
also experiencing rapid population growth, are located directly south of Pitt 
Meadows, on the other side of the Fraser River.   

Pitt Meadows is directly involved in regional transportation improvements, 
such as the Golden Ears Bridge and the new Pitt River Bridge, which will  
improve access to and from Pitt Meadows, thus enhancing the area’s appeal 
to new residents and businesses.  It is a major challenge of this Plan to  
recognize and support the rural and farm uses of Pitt Meadows in the face of 
demands for housing, commercial and industrial development.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  

RENDERING OF THE FUTURE GOLDEN EARS BRIDGE 



 

 



 

 

Regional Context Statement 
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In 1995, the Provincial Government passed into law the “Growth Strategies 
Act”.  The purpose of this provincial initiative was to encourage regional  
districts and member municipalities to better prepare for growth and future 
change in a more integrated manner.  The “Growth Strategies Act” provides a 
framework for interactive planning between municipalities and a regional  
district that relies on a cooperative, rather than hierarchical, process.   

In 1996, Metro Vancouver adopted the Livable Region Strategic Plan (LRSP) 
as its growth strategy.  The LRSP is the policy blueprint for the evolution of the 
region and is subject to periodic review to ensure it continues to appropriately 
address changing social, economic and environmental conditions.   

Every Metro Vancouver member municipality is required to identify the  
relationship between its OCP and the strategies of the LRSP by incorporating 
a Regional Context Statement into its OCP.   

The four fundamental strategies of the LRSP are:  

1. Protect the Green Zone 

2. Build complete communities 

3. Achieve a compact metropolitan area 

4. Increase transportation choice 

If necessary, the Regional Context Statement must identify the  
inconsistencies between the OCP and the LRSP and how the OCP will  
be made consistent over time.   

The Regional Context Statement for Pitt Meadows’ OCP has been prepared in 
keeping with the requirements of Section 866 of the Local Government Act. 

3 .  R E G I O N A L  C O N T E X T  S T A T E M E N T   

R E G I O N A L  C O N T E X T  S T A T E M E N T  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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3.1 Protect the Green Zone 

The Green Zone applies to a range of lands, including watersheds and  
floodplains, forests, wilderness areas, wildlife habitats, wetlands, recreational 
areas, farms and forestry areas.  These are the green areas that are  
fundamental to Metro Vancouver’s character and ecology.    

Eighty-two percent of Pitt Meadows is within the Green Zone; the vast majority 
of the City’s Green Zone is within the Agricultural Land Reserve and functions 
as productive farm land.  Naturally, farm land has played a primary role in the 
settlement pattern and growth of Pitt Meadows and it continues to play a  
major role in the character and economic life of the City. 

Other areas within Pitt Meadows that are within the Green Zone include: 

 Grant Narrows Regional Park; 

 Codd Wetland Ecological Conservancy Area; 

 Most of the area on the river side of the dikes;   

 Municipal parks and greenways; 

The City of Pitt Meadows’ Official Community Plan supports the protection of 
the Green Zone in the following ways: 

 The Green Zone areas in Pitt Meadows are identified on Schedule 2 of 
the OCP; 

 Lands designated as Agriculture on the Land Use Map (Schedule 3A and 
3B) are intended to be used for agricultural purposes, consistent with ALR 
requirements and rationale for inclusion in the Green Zone; 

 Lands designated as Environmentally Sensitive (Schedule 9) of this plan 
are intended to be protected in their natural state.  Lands designated as 
environmentally sensitive include wildlife conservation areas, such as 
Grant Narrows Regional Park and Codd Wetland Ecological Conservancy 
Area and the banks of the Fraser, Pitt and Alouette Rivers.  The City will 
work with the Province, FREMP and the GVRD to ensure the  
protection of these areas; 

 The City of Pitt Meadows and the Metro Vancouver will continue to work 
together to acquire land on the riversides of the dikes, especially along the 
Pitt and Fraser Rivers for recreation and environmental conservation and 
cooperate as partners in the acquisition and development of the Pitt 
Meadows – Maple Ridge Recreational Greenways Sector Plan; 

 Designation of an Urban Containment Boundary that coincides, for the 
most part, with the Green Zone and planning for growth within that  
boundary, discouraging growth outside of that boundary; 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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 Including policies that protect agricultural lands from conversion to other 
uses, including rural estates; 

 Including policies that minimize conflict between agricultural uses and  
urban uses, including the use of buffers; 

 Applying land use designations such as “Park”, and “Open Space” for the 
protection of natural areas; 

 Partnering with other agencies such as FREMP in order to protect those 
areas on the Environmentally Sensitive Areas Map. 

Pitt Meadows is working towards consistency with the LRSP over time and will 
seek the removal of parcels of land from the Green Zone, as shown on  
Schedule 3A of the OCP.   

While no decision has been made at this point, the City may in the future,  
depending on the final location of the proposed North Lougheed Connector, 
choose to amend Schedules 1 (ALR), 2 (Green Zone) and 3A (Urban Land 
Use) to make land between this corridor and the Lougheed Highway available 
for non-residential urban uses, subject to the amendment of the LRSP if  
necessary. 

3.2 Build Complete Communities 

Complete communities offer their residents the opportunity to live, work, play 
and shop without having to travel great distances to do so.   

Pitt Meadows lies outside of the LRSP’s Growth Concentration Area within 
which most of the region’s future population is anticipated to be  
accommodated.  As such, the City is intended to take only a small share of 
new growth.  

Extensive analysis of population and housing in Pitt Meadows suggests that 
the City could achieve a population of 21,000 by 2021, with approximately 
8,000 dwelling units in the urban area.  This is close to the City’s ultimate  
residential development capacity under the land use policies set out in this 
OCP. 

The LRSP classifies Pitt Meadows as a municipal town centre.  Metro  
Vancouver’s network of regional and town centres are intended to be primary 
concentrations of jobs, housing, culture and recreation opportunities.  Having a 
network of centres throughout the region means that residents will have  
improved access to the facilities they need within their communities, and that 
connections between communities can be improved.  The Pitt Meadows’  
Official Community Plan encourages the creation of a  
complete community by: 

 Encouraging the Town Centre to be the central focus of activity in Pitt 
Meadows by permitting higher densities and mixed uses within a  
pedestrian friendly environment; 

  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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 Designating a Civic Centre within the Town Centre Area that will be the 
focus of public facilities in the Municipality; 

 Encouraging greater diversity in the housing mix, including infill housing, 
particularly close to the Town Centre and within walking distance of public 
transit; 

 Designating additional land for business park use in the south Harris Road 
area, which  would provide future jobs for residents; 

 Planning to meet the recreational needs of the community through a  
combination of approaches including providing parks for active and  
passive uses, public sports facilities, open spaces, trails and bike paths, 
protected natural areas and through recreational programs; 

 Designating a Heritage Preservation Zone to ensure the conservation of 
several buildings with historic value; 

 Providing for additional commercial development in Pitt Meadows, with 
different types of commercial activities concentrated in different areas of 
the community; 

 

3.3 Achieve a Compact Metropolitan Region 

One of the goals of the Livable Region Strategic Plan is to minimize urban 
sprawl in the region, thereby using infrastructure in the most efficient manner, 
and reducing commuting distances.   

Maintaining the compactness of the urbanized area and preserving the  
agricultural land is a primary goal of the Pitt Meadows’ Official Community 
Plan.   

The OCP supports this goal in the following ways: 

 Crafting a land use plan with permitted densities that will accommodate 
the Metro Vancouver population projections for Pitt Meadows; 

 Delineating an Urban Containment Boundary that would contain most of 
the future population within it; 

 Locating commercial and industrial land uses within the Urban  
Containment Boundary; 

 Locating medium to high-density multi-family housing on major roads and 
within the Town Centre.  Preference for locating high density housing 
within walking distance of transit and within the Town Centre; 

 Limiting sanitary service to the urban area; 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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3.4 Increase Transportation Choice 

Metro Vancouver seeks to reduce the region’s dependence on the car in order 
to alleviate air pollution, congestion and the increasing public costs associated 
with these issues.   

The province is reconstructing the Pitt River Bridge and constructing the new 
Golden Ears Bridge primarily to facilitate the movement of goods to, from, and 
within the Lower Mainland.   

These transportation works will improve the municipality’s connectivity to the 
rest of the region.  Pitt Meadows supports these transportation improvements 
and is proposing other improvements that would also support the movement 
of goods and people through the region, while at the same time preserve the 
community.     

The City recognizes that building a larger road network is not the complete 
solution to efficiently move people within Pitt Meadows and throughout the 
region. Improved public transit in a variety of forms along with more opportuni-
ties for walking and cycling are also needed.  

The Official Community Plan contains policies that address increased trans-
portation choice by: 

 Supporting regional and provincial transportation agencies to help provide 
transportation choice and improve regional air quality; 

 Continuing to enhance and extend the extensive trail / cycle network  
utilizing the dikes on the Fraser, Pitt River and Alouette Rivers; 

 Requiring linked pedestrian access in all new developments; 

 Developing a pedestrian and cycling trail network plan to link the Town 
Centre and commercial, industrial and recreational areas; 

 Acknowledging the importance of the airport to transportation and the 
economy; 

 Continuing to work with CP Rail to ensure the safe transfer and movement 
of goods through Pitt Meadows; 

 Not permitting any uses or activities which would disrupt the transportation 
functions of the Pitt or Fraser Rivers; 

 Encouraging the location of higher density housing and commercial uses 
within walking distance of public transit. 

 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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A Partnership Approach  

The City of Pitt Meadows is committed to working in partnership with Metro 
Vancouver to achieve the shared goals of the OCP and LRSP.  Should a  
disagreement arise, the City will enter into discussions with Metro Vancouver 
to resolve the matter in keeping with provisions of the Local Government Act. 

The City of Pitt Meadows is also committed to working in partnership with the 
Fraser River Estuary Management Program (FREMP) to complete an Area 
Designation Agreement.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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   The following symbol found throughout this section is used to identify sustainability related policies 
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Pitt Meadows is characterized by the beauty of its landscapes and unique  
natural features, including many sloughs and rivers, wetlands and bogs, and 
surrounding mountains and forests.  This magnificent setting greatly  
enhances the quality of life in Pitt Meadows by providing recreation areas, 
beautiful scenery, and natural habitat for fish and wildlife. 

Conserving and enhancing the natural environment involves several factors 
ranging from the local (managing the floodplain) to global (improving air  
quality).  Schedule 9 of the Official Community Plan identifies those areas of 
the municipality that are considered environmentally sensitive.   
Environmentally sensitive areas are sites or areas that have environmental 
attributes that are worthy of retention or special care.  

 

4.1.1 Managing the Floodplain  

The majority of the municipality is within the defined 200-year flood zone.  
Most of the urban area and some small areas in the north part of the  
municipality are outside the floodplain. 

Historically, the lowland flooding enriched the soils, making much of Pitt 
Meadows suitable for farming and at the same time difficult to develop.  
Therefore, much of the development in Pitt Meadows is located outside the 
lowlands. 

Development in the lowlands must consider the deep peat and bog soil  
conditions that can sometimes require considerable fill and/or pre-loading 
prior to development.       

Policies  

a) Floodplain areas (as shown on Schedule 10) within the Urban  
Containment Boundary may be considered for development subject to 
flood-proofing standards and regulations established by the City; 

N A T U R A L  E N V I R O N M E N T  &  
S U S T A I N A B I L I T Y  
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b) The City will consider adopting a floodplain bylaw that regulates the type 
of development and the type of construction that may occur within the 
floodplain; 

c) Maintenance of shoreline habitats should be consistent with the Ministry 
of Environment’s Dike Maintenance Act and should preserve the integrity 
of the dikes. 

 

4.1.2 Shoreline Habitat  

The Fraser, Pitt and Alouette Rivers have played a pivotal role in the  
development of Pitt Meadows by providing transportation routes, fishing areas 
and nourishing flood water to the farm areas.  Today, the Fraser River is an  
extensively used navigation channel for both industrial traffic and recreational 
use.  The Pitt River sees less traffic, but its foreshore is an important area for 
log storage.  The Alouette River continues to be important to the farming  
areas.   

Log storage leases cover the majority of the shoreline areas in Pitt Meadows.  
Use of the water areas of the Pitt and Fraser rivers is under the jurisdiction of 
the Fraser River Harbour Commission, through leases or shorter-term permits.  
Existing industries are located on the upland of the Fraser River, mainly for 
manufacturing of forest products.   

Development of additional water-related industries is limited to some extent by 
the lack of available upland for major shipping or mill development.  Much of 
the land near the river is within the ALR, and is therefore unavailable for  
development.  This is further compounded by the lack of roadways to serve 
industrial traffic along the rivers.   

Although parts of the rivers have been developed as outlined above, all three 
have extensive areas of high quality foreshore habitat that are important to 
wildlife and fish.  In recognition of these areas, the City of Pitt Meadows and 
the Metro Vancouver have worked together to acquire land on the riversides 
of the dikes, especially along the Pitt and Fraser Rivers, for recreation and 
environmental conservation.   
 

Policies 

a) Maintenance of shoreline habitats as outlined under Policy 4.2 should be 
consistent with the Ministry of Environment’s Dike Maintenance Act and 
should preserve the integrity of the dikes;   

b) Creation of extended lot areas through fill is not supported.  The inter-tidal 
zone shall be left undisturbed by development; if developed, this zone 
shall be bridged by ramps or piers with no grounding by structures; 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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4.1.3 Water and Energy Conservation 

Addressing water and energy conservation is essential given the region’s 
growing population and economic activity.  Water and energy are valuable 
resources that must be carefully managed.  Managing these resources, which 
includes gas consumption, may help to offset or slow the effects of climate 
change.        

The OCP addresses these issues in a variety of ways.  For example, Smart 
Growth principles, which strive to limit sprawl and provide jobs and services 
within walking distance of homes, help to reduce vehicle travel times which in 
turn reduces gas consumption.   

Policies 

a) Water and energy conservation is supported by: 

 Working with Metro Vancouver and utility companies to encourage all 
sectors to practice energy and water conservation; 

 Ensuring that water and energy conservation is practiced by the City; 

 Ensuring the effectiveness of the current water metering program and 
investigating the feasibility of a City-wide metering program; 

 Supporting increased recycling (e.g. supporting a program for  
composting); 

 Supporting increased water conservation (e.g. supporting a program 
promoting the use of rain barrels); 

 Supporting alternative modes of transportation, including public transit 
and bicycling; 

 Planning for highest density residential development in Pitt Meadows’ 
Town Centre as part of putting more residents in close proximity to 
commercial and community services and close to transit stations and 
corridors.   

b) The City supports energy and water conservation and encourages  
innovative energy / water saving solutions for all private and public sector 
developments. 

4.1.4 Air Quality 

Although Metro Vancouver currently experiences good regional air quality 
relative to most other urban areas, emissions of some air contaminants - such 
as particulate matter and greenhouse gases - are forecast to increase as a 
result of growth in population, commerce and transportation.  These  
emissions, in turn, may contribute to climate change.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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 Policy 

a) The City supports the reduction of harmful air emissions in the  
 following ways:  

 Ensuring that the City leads by example; 

 Participating in national, provincial, and regional programs aimed at 
reducing air emissions; 

 Continuing to plant and maintain new trees on public lands, in parks 
and along boulevards; 

 Encouraging tree retention and tree protection programs on private 
lands; 

 Partnering with Metro Vancouver to encourage homeowners to adopt 
more sustainable yard care practices such as reducing the use of 
chemical fertilizers, gas powered lawnmowers, and other yard care 
equipment; 

 Supporting alternative transportation initiatives and the use of public 
transit; 

 Promoting the protection of green space and natural areas;  

 Maintaining a compact urban area where many shops and services 
are within walking distance of most homes; 

 Continuing to regulate and consider banning outdoor burning. 

 

4.1.5 Environmental Impacts of Future Development    

Pitt Meadows is committed to ensuring that future development is  
accomplished in an environmentally responsible manner.   

 Policies 

a) Pitt Meadows will establish development permit guidelines and bylaws to 
ensure that appropriate measures are taken when development occurs in 
potentially hazardous areas, such as slopes or in flood prone areas.  
These guidelines and bylaws will require mitigation techniques for erosion 
and sedimentation to be identified as part of the development review  
process and implemented and monitored during the construction process; 

b) Pitt Meadows will require environmental impact assessments to be  
completed where rezoning or subdivision is proposed outside of the Urban 
Containment Boundary 

LOCAL CYCLISTS 
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c) Pitt Meadows will encourage the retention of existing trees where possible 
and ensure that additional trees and plant material are provided as part of 
all development proposals.  The use of native trees and plants will also be 
encouraged; 

d) Pitt Meadows will encourage new developments to incorporate integrated 
stormwater management plans consistent with the regional Liquid Waste 
Management Plan; 

e) The City will explore opportunities for using energy and resource efficient 
systems and building techniques and materials in municipal building and 
infrastructure; 

f) The City will promote the use of energy efficient site design and building 
practices for new developments through education and outreach efforts; 

g) Environmentally responsible residential, commercial, institutional,  
agricultural and industrial development is encouraged through Leadership 
in Energy and Environmental Design (LEED) or other sustainable building 
standards; 

h) Preference will be given to areas close to public transit routes or stations 
for higher density residential developments; 

i) Best Management Practices (e.g., waste management, reduction of  
fertilizers and pesticides, sensitive habitat protection, cover crops,  
stormwater management) are encouraged for urban and rural  
development as per guidelines established by the Ministry of the  
Environment and contained within Metro Vancouver’s Stormwater Control 
Design Guidelines. 

4.1.6 Partnering in Environmental Protection  

Protection of Pitt Meadows’ natural environment requires the commitment and 
participation of not only the City but other government agencies as well.  

Policies  

a) Schedule 9 identifies the Environmentally Sensitive Areas of Pitt  
Meadows.  The City will work cooperatively with Regional, Provincial and 
Federal environmental agencies to ensure effective management of these 
environmentally sensitive areas, including but not limited to the Fraser 
River Estuary Management Program, Pitt River Regional Greenway, Codd 
Island Wetland, and the Agricultural Land Commission Act and its  
regulations; 

b) The City will work cooperatively with public transportation agencies to  
ensure that Pitt Meadows is well served by public transit.  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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4.1.7 GHG and Energy Reduction Policies  (Bylaw 2457, 2010) 

In 2008, the Provincial government enacted the Local Government (Green 
Communities) Statutes Amendment Act (Bill 27).  This statute requires local 
governments in the Province to include policies in OCPs for Greenhouse Gas 
(GHG) emission reduction targets, to set a target reduction, and to specify 
initiatives that local governments can take, or encourage community stake-
holders to take, to achieve the GHG emission reductions.    

a) Implement the City of Pitt Meadows Community Energy and Greenhouse 
Gas Emissions Reduction Plan and reduce greenhouse emissions by a 
minimum of 13% of 2007 emissions by the year 2017; 

b) Through leadership and community sustainability programs, raise aware-
ness respecting climate change and greenhouse emission reduction initia-
tives; 

c) Adopt development permit guidelines that specify scope of development 
conditions that contribute to GHG and energy reduction, and apply them 
to the appropriate development permit areas; 

d) Incorporate climate change, its potential impact and mitigation measures 
when reviewing new development applications and undertaking long-term 
planning projects and initiatives.  

Proposed Implementation Measures 

In order to achieve the GHG reduction targets, the following identifies the ini-
tiatives that can be undertaken with respect to buildings and transportation 
reduction initiatives:  

Community Building Reduction Initiatives  

The City should:  

a) become a member of the Community Action and Energy and Emissions 
(CAEE)  and endorse the CAEE targets; 

b) commit to achieve CAEE targets for existing community buildings by 
promoting the following: 

 i) electrical, mechanical and plumbing system upgrades for existing 
 community buildings; 

 ii) changes to the management and operations practices for existing 
 community and industrial buildings; 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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c) commit to achieve CAEE targets for existing housing stock by encour-
aging residents to do the following: 

 i) upgrade the insulation materials used in existing residential  
  buildings; 

 ii) seal leaks and drafts in their residences; 

 iii) upgrade their household appliances to those with an Energy Star or 
  comparable energy savings rating; 

 iv) replace old windows to those with an Energy Star rating in existing 
  residences; 

d) commit to achieve CAEE targets for new buildings by: 

 i) informing developers of potential funding resources from the  
  Electricity and Alternative Energy Division (EAED) to use alternative 

 energy sources in new developments; 
 
 ii) encouraging the orientation of new buildings to capitalize on passive 

 solar gain as well as encouraging existing buildings to preserve their 
 solar access; 

 iii) requiring developers to incorporate showers, lockers and secured 
 bike storage in new buildings; 

 iv) discouraging the installation of electric baseboards in new residential 
 developments; 

e) encourage the development of community energy systems by promoting 
the Community Energy Systems Program; 

f) identify suitable areas for district energy systems; 

g) encourage developers to review options for community energy systems; 

h) continue policy mechanisms that encourage mixed-use developments; 

i) establish maximum allowable distances to commercial areas for all new 
residential developments; 

j) encourage EnerGuide ratings in Multiple Listing Services (MLS) property 
listings.  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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Community Transportation Reduction Initiatives—Senior Government 
Policy and Programs  

The City should:  

a) encourage senior government to adopt policy equivalent to the California 
Tailpipe Emissions Standards; 

b) support federal government’s new fuel consumption standards; 

c) support the implementation of the new federal diesel fuel and heating oil 
standards. 

Community Transportation Reduction Initiatives—City Policy and  
Programs  

The City should:  

a) support school programs that encourage children to walk to school; 

b) support and provide incentives for car free days and other initiatives such 
as corporate bike and walk to work programs that encourage the use of 
alternative and sustainable transport; 

c) promote the construction of facilities for pedestrians and transit users; 

d) limit parking availability and promote shared parking in mixed-use areas; 

e) encourage enhancement of pedestrian and transit facilities through rezon-
ing and applications; 

f) encourage citizens to undertake regular vehicle maintenance, avoiding 
idling, maintain proper tire pressure, observe speed limits, trip planning, 
and ride sharing; 

g) explore options for encouraging and developing infrastructure for “electric 
plug-in-vehicles”. 
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Farming has played a primary role in the settlement and growth of Pitt  
Meadows.  It continues to contribute to the quality of life for both rural and  
urban residents in a number of ways.  As a result of the agricultural industry, 
large expanses of open space are within walking distance of many of the  
neighbourhoods in Pitt Meadows, providing respite from the more busy urban 
neighbourhoods and roads.  The farm areas or more specifically, the ALR, 
have contained the extent of urban development, enabling the creation of a 
concentrated towncentre and a community identity.   

Agriculture remains the predominant land use in Pitt Meadows, with  
substantial areas in production for berries, horticultural products, greenhouse 
crops, grazing, dairy farming, and other farm activities.  However, productive 
agricultural land is threatened by development trends such as “estate” homes 
in the rural farming areas.  The City of Pitt Meadows and the Agricultural Land 
Commission recognize agriculture as a priority use in rural areas over  
residential.   

The policies of this Plan are intended to confirm the City’s commitment to  
agriculture as a land use. 

4.2.1 ALR Land for Productive Uses  

Land speculation on ALR lands creates tension for the agricultural community 
and can create unrealistic land values for farm use.  An important part of  
encouraging a viable and progressive agricultural industry that optimizes the 
use of agricultural land is by protecting ALR lands from conversion to other 
uses.   

Policies 

a) Lands designated as Agriculture on Schedule 3A and 3B are intended to 
be used for agricultural production purposes; 

b) The City is committed to updating agricultural regulations and policies that 
support and encourage farming in Pitt Meadows; 

 

A G R I C U L T U R E  
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c) All uses and subdivision of Agricultural Land Reserve land, except those 
exempted under Section 11(1) of the Agricultural Land Commission Act, 
shall be in accordance with the provisions of the Act, regulations thereto 
and orders of the Commission; 

d) The Agricultural Land Commission Use, Subdivision and Procedure  
Regulation shall prevail where any part of this Plan pertaining to Agricul-
tural Land Reserve and is inconsistent with or contrary to the Agricultural 
Land Commission Act; 

e) A “no net loss” policy shall apply to lands in the Agricultural Land Reserve.   
However, the City may consider exceptions in cases where removal of 
land from the reserve is supported by the Agricultural Land Commission 
and significant community benefits are provided by the proposed  
alternative use; 

f) With the exception of the operations lawfully in existence as of the date of 
adoption of this Plan, any development of new golf course facilities,  
driving ranges and other commercial recreation uses are not supported on 
agricultural lands. 

4.2.2 Larger Agricultural Parcels  

Pitt Meadows’ agricultural lands consist of both small and large acreage  
parcels, with extensive large parcels located in the southwest and northeast 
portions of the City.  The retention of larger agricultural parcels is generally 
desirable as part of creating economically viable farm units and discouraging 
land speculation that can lead to pressure for conversion to non-agricultural 
uses.  

Policies 

a) The City supports the retention of large land holdings, the consolidation of 
small parcels of land and the creation of long-term land leases to enable 
investment to occur within agricultural areas as part of helping to maintain 
and establish economically viable farm units; 

b) Fracturing or subdivision of agricultural parcels is not supported.   
However, the City may consider severance of a home-site parcel where 
the applicant has continuously owned and lived on the property prior to 
and since December 21, 1972, no previous subdivision of the property 
has occurred, and the minimum lot requirements of the City’s Zoning   
Bylaw are met. 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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4.2.3 Housing in Agricultural Areas   

In Pitt Meadows, as in many communities, land within the ALR is owned by 
both farmers and non-farmers.  A growing trend, particularly in areas close to 
urban centers, is the use of agricultural lands for rural estate use.   
Characteristics of the many rural estates are houses that are large in size with 
little or no agricultural use of land.  The City recognizes the attractive lifestyle 
offered by these rural estates, but believes that restricting their proliferation, 
including by controlling building size, is an important part of ensuring the  
long-term viability of the agricultural industry in Pitt Meadows.  

In recognition of the growing use of transient seasonal labour on farms in Pitt 
Meadows, the City also wants to ensure that any on-farm housing provided for 
this labour is of an appropriate standard and only used as intended.  

Policies 

a) Zoning regulations for residential dwellings on agricultural land that  
establish a building placement envelope at set distances from front and 
side lot lines and create building height restrictions will be considered.  
The City will also consider restricting the size of dwelling units. 

b) All seasonal farm labour housing must conform to health and fire code 
regulations and not create housing opportunities for non-farm workers. 

 

4.2.4 Urban – Rural Conflicts  

There is a healthy respect for agriculture among the urban population in Pitt 
Meadows.  However, normal farm practices can create odours, noise, light or 
other impacts that may offend some non-farm residents.  Issues of concern 
are not limited to farm practices.  For example, the quality and quantity of  
water run-off from the urban area can affect agricultural land.  The City wishes 
to ensure that land use conflicts are minimized where agricultural and  
non-agricultural activities are in close proximity. 
 

Policies 

a) An agricultural impact assessment prepared by a professional agrologist 
is required by the City quantifying the impacts of any proposed  
development that may affect agricultural activity, such as a non-farm use 
on farmland or rezoning or subdivision on lands adjacent to farmlands; 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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b) In support of Provincial Right to Farm legislation, agricultural lands shall 
be buffered from urban uses that could have negative impacts on farm 
activities.  Developers of land close to agricultural areas shall provide  
appropriate building setbacks and landscape buffering using the current 
standards of the Provincial Agricultural Land Commission and the City 
and shall also place restrictive covenants on title that outline the potential 
disruptions encountered when living or working close to agricultural areas 
(e.g. noise, odours, crop spraying, slow moving traffic). 

 
4.2.5 Diversifying the Agricultural Economy  

The City of Pitt Meadows supports a viable and progressive agriculture  
industry and the need to continuously explore options for expanding the range 
of agricultural businesses.   
 

Policies 

a) Value-added agricultural business initiatives in appropriate locations,  
including on-farm sites, are encouraged; 

b) Agri-tourism is encouraged that is developed in conjunction with  
agricultural operations. 
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Parks, recreation and open space contribute significantly to community  
character and quality of life.  Pitt Meadows has exceptional outdoor  
recreational opportunities including a system of dikes which is available for 
walking, cycling and equestrian use.  There are boating opportunities on the 
Alouette, Fraser and Pitt Rivers.  Several indoor recreational facilities are also 
located in Pitt Meadows, including a recreation centre and ice skating rinks.   

Joint agreements with Maple Ridge and the School District allow the provision 
of a comprehensive range of community recreation facilities and programs to 
Pitt Meadows residents. 
 

4.3.1 Planning for Growth and Diversity 

The City is committed to ensuring that its parks, recreational opportunities and 
facilities meet the needs of a growing and changing population.  

Policies 

a) The 2001 Parks, Recreation and Culture Master Plan should be updated 
as it relates to parks, recreation facilities and programs in Pitt Meadows; 

b) The recreational needs of the community will be met through a  
combination of approaches, including providing parks for both active and 
passive uses, public sports facilities, open spaces, trails and bike paths, 
protected natural areas and the provision of recreational programs; 

c) Programs and services directed at age specific groups, including youth 
and seniors, are encouraged that will develop social, physical and  
intellectual health and well-being. 

 

P A R K S ,  R E C R E A T I O N  &   
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4.3.2 Accessibility  

The facilities and other amenities provided by the City must take into  
consideration the ability of all members of the community to access and enjoy 
them.  

Policies 

a) The City requires that public access be provided along key waterfront 
lands in order to achieve a linked multi-use trail system between major 
parks, greenbelts, dikes and other recreational features throughout Pitt 
Meadows. 

b) All new or upgraded facilities in the community shall be designed to  
encourage active participation and accessible recreation programming for 
a diverse population. 

 

4.3.3 Recreational Trails and Waterways 

The dike top trails along the river systems of Pitt Meadows are a highly valued 
feature of the community.  The following policies are intended to protect these 
uses and promote increased access. 

 Policies 

a) The City will continue to maintain and enhance its multi-use trail network 
to provide connections and access to waterfront areas, parks and open 
space, regional greenways and residential neighbourhoods; 

b) The completion of the Metro Vancouver Pitt River Regional Greenway, 
including the development of an operating agreement of its management, 
is a priority for Pitt Meadows as part of the development of its park and 
trail system; 

c) The City supports the acquisition and development of river access park 
areas to provide parking, viewpoints and picnic use. 

 

4.3.4 Parks and Open Space 

The City’s extensive areas of parks and other open space are an integral part 
of the visual character of Pitt Meadows and important contributors to the  
quality of life for residents.  They are also a major attraction for visitors to the 
community.  

FALL SCENE  
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Policies 

a) A  5% cash in lieu of parkland dedication payment is required for all  
subdivisions within the requirements of the Local Government Act. 

b) The City will continue to work with the School District to provide joint 
school and neighbourhood park sites. 

4.3.5 Cultural and Recreational Facilities  

The City recognizes that additional facilities are required as the community 
grows.  These facilities may be provided over time in a number of ways,  
including development by the City, public-private sector partnerships,  
partnerships with other public agencies, and development by the private  
sector.   

These facilities should be located where the benefits to the community,  
including ease of access, are maximized while also recognizing that different 
types of facilities have different location needs.  It is anticipated that most new 
facilities will be located within the urban area.  

Policies  

a) The City supports the development of an aquatic centre if sufficient capital 
and operating funding can be secured. 

b) The City supports the establishment of cultural, recreation and other  
community facilities and public uses in the Civic Centre, the Town Centre 
and the Sawyer’s Landing Waterfront Village. 
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Heritage can be defined as anything of a physical, cultural or social nature that 
is unique to, and valued by, a community, and can be passed from generation 
to generation.  There is a growing body of research indicating that heritage 
initiatives have a strong positive impact on developing complete communities 
and creating a vibrant culture of creativity and innovation.  Other commonly 
cited benefits of strong heritage policies include creating distinctive  
neighbourhoods, preserving cultural heritage, providing community identity 
and pride, combating social problems by engaging youth in the history and 
identity of their community, and generating tourism and other economic  
development opportunities. 

The heritage resources of Pitt Meadows are an irreplaceable link to  
community history and help define the City’s unique identity.  Primarily  
agricultural in nature or relating to early settlement, these resources tell the 
story of pioneer lives and the technological innovations required to develop 
the land.  There are also important ties to First Nations history and settlement.  

The City recognizes and celebrates the historic past of Pitt Meadows, and the 
accomplishments of its pioneers, through the preservation and interpretation 
of significant heritage resources.  This provides a link between the  
community's past, present, and future development. 

A number of sites with heritage value have been identified in The Heritage 
Resources of Pitt Meadows 2006 report, and the majority of these sites have 
now been included on the Pitt Meadows Heritage Register.  Other historically 
and culturally important sites or landscapes may be identified through further 
community consultation and added to the Heritage Register.   

A Heritage Preservation Area is designated on Schedule 3A.  This area  
contains several buildings of significant heritage value, including the old  
General Store (now the Pitt Meadows Museum) and Hoffman and Sons  
Garage.  The intent of the City is to ensure the preservation of the heritage 
buildings while allowing certain uses that are complementary. 

H E R I T A G E  
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4.4.1 Advocacy and Promotion  

The strong support and involvement of the City as an advocate of heritage 
preservation is critical to ensuring that Pitt Meadows’ heritage resources are 
appropriately protected and celebrated.  

Increased knowledge of Pitt Meadows’ heritage resources is an important part 
of gaining broad support and participation from both residents and visitors to 
the community.  

Policies 

a) The City will lead by example through proper stewardship of City-owned 
heritage resources; 

b) Conservation plans will be developed as appropriate for City-owned  
heritage buildings and sites; 

c) Other heritage resources, such as landscape features, under City control 
will be identified; 

d) The City will continue to inform the Archaeological Branch of development 
proposals which affect areas identified by the Province as being of  
archaeological significance; 

e) The City will continue to support the Pitt Meadows Heritage and Museum 
Society and will support community heritage and cultural tourism  
initiatives;  

4.4.2 Conservation  

Whenever possible, heritage sites in Pitt Meadows are encouraged to be  
conserved in cooperation with private landowners for the public benefit of all  
citizens.  In most cases, the City prefers heritage programs and policies that 
use incentives rather than regulations as a way of encouraging owners to 
maintain and restore their heritage properties.  

Conservation principles need to be integrated as appropriate into the City’s 
land use decisions, regulations and development processes as part of  
ensuring the preservation of heritage resources.  

Policies 

a) Schedules 11A and 11B identify the location of buildings on the  
Community Heritage Register; 

b) The Community Heritage Register will be maintained and updated by  
adding sites identified as having heritage value; 
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Policies 

a) Conservation will be encouraged using the legislative tools available for 
this purpose; 

b) The Standards and Guidelines for the Conservation of Historic Places in 
Canada will be adopted as the basis of heritage application review and 
the treatment of identified heritage sites; 

c) The status of sites identified as having historic value will be monitored; 

d) The City will consider establishing and supporting a Community Heritage 
Commission to advise Council on heritage matters; 

e) The City will consider offering incentives to encourage conservation,  
including zoning relaxations and Heritage Revitalization Agreements; 

f) The potential for the establishment of heritage incentive programs in  
conjunction with senior levels of government will be explored; 

g) Heritage conservation will be promoted as an economic development and 
community revitalization tool; 
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Community uses are important to the social fabric.  Through a variety of  
programs they meet many of society's needs: education, health, religion, and 
culture.  Their contribution to the well being of the community includes the 
economic benefits of employment, the open-space feature of large land  
holdings, and the provision of specialized social services.  All of the  
community uses in the municipality, large and small, contribute a sense of 
permanence and stability to the community. 
 

4.5.1 Civic Centre 

The City recognizes that providing cultural and recreation facilities within the 
Town Centre are essential to creating a complete community.  Placing these 
facilities close together within the Civic Centre will cultivate a dynamic  
relationship between the different facilities and the users that will enliven the 
city centre and help to support surrounding businesses.   

The Civic Centre today consists of the Municipal Hall, the Recreation Centre 
(which includes a senior’s lounge, youth centre and community policing  
office), a library, a skate board park and a park with a cenotaph.  An  
elementary school is located next to the Civic Centre, sharing the park and 
some of the parking lot with the other facilities.   

The following two projects will be constructed to serve the Civic Centre within 
the next several years:   

Seniors’ Recreation Pavilion - Community seniors’ facilities are planned for 
the first floor of the future seniors’ housing project west of the municipal hall.  
The 9,530 square foot pavilion consists of a lounge, reception room, meeting 
room and a couple of multi-purpose rooms.  The building will be constructed 
by a private developer, but the community seniors’ facility will be programmed 
and managed by Ridge Meadows Parks and Leisure Services, and will be 
open to all seniors.   

 C O M M U N I T Y  U S E S  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  

4 . 5  C O M M U N I T Y  U S E S   



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        40                                                                  Adopted September 2, 2008  

Parking - The City is considering a partnership with the developers of the 
mixed use development at Harris and Ford Road to build 150 parking stalls in 
an underground structure to be shared between the municipality and the  
development at Harris and Ford Roads.  This structure would require the  
relocation of the skateboard park.   

The municipality is considering a number of facilities for and improvements to 
the Civic Centre for the future, including: 

Civic Square - the City has reserved two acres south and west of the  
municipal hall for a civic square, an area to be used for gatherings, civic 
events, celebrations and informal recreation.  The Cenotaph attracts people 
daily and draws large crowds on Remembrance Day.  A committee on the 
Cenotaph was formed to discuss improvements to the site, and their  
recommendations included enhancing the green park area and cenotaph site.   

Library Expansion- The library, in cooperation with the Municipality, is in the 
planning stages to expand and upgrade the library in order to accommodate 
the growing population.   

Other improvements to the civic square include reconfiguring the driveway 
and parking lots and relocating the school playground to provide more public 
space.  An aquatic centre is also being contemplated, subject to the  
availability of funding.   
 

Policies 

a) Support improvements to the Civic Centre that increase its attractiveness, 
and enhance its accessibility, usefulness, and security as a venue for  
public uses and events;   

b) Continue to seek and support public-private partnerships to provide  
community services and amenities;  

c) Reinforce the Civic Centre by promoting higher-density residential uses in 
the Town Centre;   

d) Continue efforts to improve the overall environment of the Civic Centre 
through the use of signage, planting of trees, provision of street furniture, 
and other aesthetic and functional items that make to Civic Centre more 
desirable to pedestrians.   
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4.5.2 Schools 

Pitt Meadows has four elementary schools and one secondary school within 
the municipal boundaries.  Prior to the 2004/2005 school year, Meadowland 
Elementary was the fifth elementary school in the City.  It has since closed 
and reopened as the Vancouver International School, an independent  
institution.  Between 2001 and 2007, school enrolment has dropped in Pitt 
Meadows as the number of children in Pitt Meadows aged 0 – 14 years of age 
has dropped.  Population projections show that this trend is expected to  
continue into the future.  It is possible that Pitt Meadows could have an  
additional school closure.   

a) Maintain a close, collaborative relationship with the School Board to  
maximize the use of school facilities and services for the benefit of the 
community;  

b) Recognize and support the role of schools as neighbourhood focal points 
and social centres;  

c) Support strategies for housing and services to attract young adults and 
young families with children.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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Pitt Meadows has a well-defined urban area where the majority of the City’s 
residents live and most commercial functions and community amenities are 
located.  The predominant housing form in the urban area is single-family  
residential, with most multi-family housing concentrated in the Town Centre 
area. 

A “satellite” residential area is located on the south end of the City.  This 
neighbourhood consists of a mix of single-family homes and townhouses and 
includes a commercial area.   

Approximately 2,700 new housing units will be needed in order to  
accommodate a 2021 population of 20,000.  Virtually all of this growth must be 
accommodated within the Urban Containment Boundary.  Since most of the 
areas designated for residential development in the urban area are already 
developed, most new housing will have to be accommodated through infill and 
densification in a number of forms: 

 Ground-oriented units, including subdivision of existing large single family 
lots into smaller lots, consolidation and redevelopment of single family lots 
for townhouses, and more duplexes; 

 Attached secondary suites in single family homes and small detached 
secondary units on single family lots (often referred to as “carriage 
homes” or “granny flats”), subject to further analysis by the City on issues 
such as parking standards and maximum unit size; 

 Apartment units, including in mixed commercial / residential use  
developments. 

This greater diversity in housing mix is required not only to accommodate 
more residents but to provide greater housing choices to meet the needs of a 
changing population, including a larger proportion of older residents, singles 
and smaller families.  Without these choices, some existing residents will  
ultimately be forced to move from the community as their housing needs 
change.   

R E S I D E N T I A L  
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Accommodating a larger population is important to the City as part of support-
ing local businesses, creating sufficient demand to warrant some of the new 
and expanded community amenities desired by Pitt Meadows residents, and 
attracting a higher level of public transit service.  These are all vital  
components of creating a more complete community.  However, Pitt Meadows 
has a relatively small urban area that must accommodate a balance of land 
uses, of which residential is only one.   

The areas designated for residential use in Pitt Meadows are shown on 
Schedules 3A and 3B.  
 

4.6.1 Concentrating Residential Development  

Highest density residential development is planned for Pitt Meadows’ Town 
Centre as part of putting more residents in close proximity to commercial and 
community services and close to transit stations and corridors.   

The Meadowvale shopping centre is also considered part of the Town Centre 
where higher density residential development will create more of a community 
presence along Highway 7 at the community gateway.  Much of this new 
higher density residential development is likely to be mixed with commercial 
uses. 

While the maximum residential building heights in the City have traditionally 
been four storeys, in 2007 the City approved a mixed-use development with 
three ten-storey buildings.  There may be additional opportunities in the future 
to consider taller buildings that provide for more public space and other  
community benefits.  Extensive analysis of the aesthetic and other impacts of 
higher building forms would be required as part of consideration of any such 

development proposals.  

 Policies 

a) Multi-family housing is particularly encouraged within the central part of 
the urban area, including medium to high density multi-family housing  
located on major roads and within the Town Centre; 

b) Preference will be given to areas close to public transit routes or stations 
for higher density residential developments; 

c) The City will consider allowing buildings higher than four storeys within the 
areas designated for high density residential and mixed residential/
commercial use in the Town Centre, where publicly accessible open 
space and other public amenities and community benefits are provided. 

 

LOCAL HERITAGE HOME 
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4.6.2 South Bonson Infill Area 

The City-owned parcel of land in the South Bonson Area next to a future 
school site would be a natural extension of the existing surrounding residential 
neighbourhood.   

a) The City will consider mixed residential development on this site subject to 
the following: 

 Buffering & screening from Airport Way and surrounding business 
park uses;   

 Access to and from the site from Sutton Avenue; 

 Mix of housing types (apartment and townhouses); and   

 Development Permit approval.  
 

4.6.3 Housing Choices  

A range of housing choices is important as part of creating a complete and 
compact community that accommodates the needs of Pitt Meadows’ growing 
and changing population.  The City wishes to ensure that new developments 
are of high-quality and make a positive contribution to the community.  

 Policies 

a) Infill housing is supported in the areas designated for low-density  
residential use in the urban area, and in particular adjacent to the Town 
Centre and within walking distance of transit; 

b) Forms of infill housing that the City supports include: duplexes, panhandle 
lots, carriage units and similar innovative secondary residential units on 
single family home lots, and townhouses units (especially where existing 
single family lots can be consolidated) in the areas designated for low 
density residential use in the urban area.  All proposed infill housing  
development shall require a Development Permit; 

c) The City will consider allowing secondary suites, subject to appropriate 
regulations being put in place to address issues such as parking and 
maximum suite size; 

d) As part of supporting residential infill opportunities, the City will review its 
Zoning Bylaw with respect to minimum lot sizes, permitted densities and 
other provisions; 

e) The City supports the development of market, affordable and non-profit 
residential facilities for seniors with multi-level care close to public transit, 
shops and amenities; 
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f) A range of housing types are encouraged within the urban area to meet 
the needs of seniors and citizens with special needs; 

g) The City will consider incentives (e.g. density bonuses) to encourage  
provision of seniors, rental, and special needs housing in the urban area; 

h) Applications for strata conversions will be reviewed with consideration 
given to preserving an adequate supply of rental housing. 

 

4.6.4 Ensuring High-Quality Development 

Forms of housing that are anticipated to dominate much of Pitt Meadows’  
future residential development will require special attention to both building 
architecture and landscaping to ensure they are of high-quality.  This can be 
accomplished through both the rezoning (where required) and Development 
Permit processes.  

Policies 

a) The City encourages environmentally sensitive and aesthetically pleasing 
developments on difficult terrain, with careful attention given to servicing 
requirements and new community demands.  Innovative cluster  
development designs are encouraged; 

b) To foster a high standard of site design, landscaping and visual  
appearance, all proposed multi-family and infill housing are required to 
obtain a Development Permit; 

c) Residential areas adjacent to major highways, the CPR mainline or  
industrial areas shall be buffered from such uses through the use of site 
design and building materials and/or other measures to mitigate noise. 

 

4.6.5 Rural Residential Development 

Most of Pitt Meadows’ residential growth will occur within the urban area,  
creating a compact community that efficiently serves residents and helps  
encourage alternatives to private automobile use.  However, there are areas 
outside of the Urban Containment Boundary that are not within the Agricultural 
Land Reserve, are outside of the floodplain and are not suitable for farming.  

Limitations placed on rural residential uses are necessary in order to maintain 
a compact community and to achieve the most efficient use of the municipal 
infrastructure.   
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Policies 

a) Residential development on agricultural lands for non-agricultural  
purposes is not encouraged by the City;  

b) Rural Residential lands as indicated on Schedule 3B are lands which are 
not within the Agricultural Land Reserve.  In order to ensure compatibility 
with surrounding farmland, residential density on rural lands shall not  
exceed a maximum of one lot per net hectare; 

c) Within the maximum rural residential density of one lot per hectare, the 
City may approve “cluster” housing development that allows houses to be 
grouped in one location while preserving the remaining land as  
undeveloped.  

d) No extension of the public sanitary sewage collection system will be  
considered by the City for rural residential housing. 

e) Applications for floathome development will not be considered.     

RESIDENTIAL DEVELOPMENT ALONG LOUGHEED HIGHWAY 
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There is strong competition among Metro Vancouver communities to attract 
and retain commercial development opportunities.  These opportunities  
include retail and service commercial businesses such as food and beverage 
establishments, entertainment venues, personal and professional services, 
and health care services (e.g., medical and dental).   

A 2006 study undertaken for the City estimated that the retail and service 
commercial floor space per capita in the City was about 35 sq. ft. (based on a 
retail and service commercial inventory of about 600,000 sq. ft.).  This was 
lower than the regional average of 41 sq. ft. per capita and suggests that  
consumer spending dollars are flowing out to nearby retail concentrations in 
Maple Ridge, Coquitlam and Port Coquitlam.  With the completion of the 
Golden Ears Bridge, there is the possibility of further leakage out to  
commercial centres south of the Fraser River, notably Langley and Surrey.  
However, the new bridge will also create opportunities for Pitt Meadows  
businesses to tap into new markets and draw more money into the community 
from elsewhere. 

Commercial activity is important to Pitt Meadows for a number of reasons.  In 
addition to creating business and employment opportunities, it allows  
residents to satisfy more of their shopping needs locally, thereby reducing the 
time and cost associated with travelling to other communities.  These are  
important considerations in making Pitt Meadows a more complete  
community. 

While the City wishes to attract and retain commercial development  
opportunities, there are certain constraints that factor into where commercial 
land uses are permitted and the form they take.  Most importantly,  
Pitt Meadows has a relatively small urban area that must accommodate a  
balance of land uses, of which commercial is only one.   

C O M M E R C I A L  
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There is also a need to balance commercial development along the Lougheed 
Highway corridor, which is where most of the recent market interest has been 
(not only in Pitt Meadows but Maple Ridge and Port Coquitlam as well), with 
the City’s desire to create a vibrant and active Town Centre on Harris Road 
that includes a commercial component.  Certain types of commercial services 
are best suited to a high profile, high traffic corridor such as the Lougheed 
Highway, but other commercial activities can better function in a town centre 
environment.  
 

4.7.1 General Commercial Development 

The City wishes to increase the amount of commercial development in Pitt 
Meadows, with different types of commercial activities concentrated in  
different areas of the community.  

Policies 

a) Existing commercial areas are to be preserved rather than converted to 
other uses, except where mixed commercial/residential developments are 
proposed; 

b) A wide range of commercial businesses is encouraged, but a distinction 
should be maintained between the types of retail and services that are 
permitted in established commercial areas: 

 Commercial uses which serve regional population and require greater 
parking considerations are encouraged to locate in Highway  
Commercial areas adjacent to Lougheed Highway and major arterial 
roads; 

 Small retail, office, medical, professional and personal service uses 
are encouraged to locate in Town Centre Commercial areas with  
increased residential densities and close to public transit;  

 Commercial uses that serve a local or neighbourhood population are 
encouraged to locate in Community Commercial areas. 

c) Parking areas should not dominate development sites and should provide 
safe and attractive pedestrian connections to buildings. 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        49                                                                Adopted September 2, 2008 

4.7.2 The Town Centre   

Pitt Meadows’ Town Centre serves as the community’s “Main Street”,  
providing commercial uses that primarily play a local-serving role.  To help 
support these commercial uses, medium to high density residential  
development is encouraged in the Town Centre, including mixed use  
developments with residential over ground floor retail and office uses.  The 
Town Centre commercial uses are envisioned to be primarily sited along the 
frontage of properties to create a continuous street wall flanking Harris Road, 
helping to facilitate a pedestrian and bicycle-friendly, environment and  
attractive alternative to the conventional shopping mall and “big box” retail 
shopping formats.  The City envisions Meadowvale shopping centre as  
embodying a village concept, with both commercial and residential uses.   

Policies 

a) Town Centre should be zoned to provide local shopping, health care,  
professional offices, administrative, financial, cultural and community  
services for Pitt Meadows; 

b) Development projects in the Town Centre commercial area that front onto 
Harris Road will be required to commit a share of total developable area 
to commercial uses located on the ground floor, with access points  
orientated toward Harris Road.  The proportion of developable area  
required for commercial uses will be determined on a project-specific  
basis taking into consideration lot size and configuration, location on  
Harris Road, types of commercial uses being proposed and other factors; 

c) To improve pedestrian movement and visual aspects of the Town Centre 
streetscape for residents and visitors, future commercial uses are  
encouraged to develop adjacent to the front lot line, with parking located 
at the rear lots or, in some cases, below grade.  Other desirable design 
aspects include canopies and awnings over sidewalks; 

d) On-street parking is encouraged in the Town Centre commercial area 
where appropriate. 

 

4.7.3 Lougheed Highway Corridor 

Only limited areas of the Lougheed Highway corridor are available for  
commercial development, with significant areas either within the Agricultural 
Land Reserve or designated for industrial use and, to a lesser degree,  
residential use.  
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The City considers the area east of Harris Road on the north side of the 
Lougheed Highway that is designated for commercial use as suited to  
highway-oriented retail and service commercial uses, including automotive, 
accommodation, food service and hospitality uses.  Given its high profile  
location, high-quality development is expected in terms of both buildings and 
landscaping. Building and parking placement will be particularly critical in site 
planning.   

Developments that push buildings to the back and parking to the front, or that 
present a continuous wall of large box-like buildings along the Lougheed  
Highway are not supported.  Rather, a mix of building sizes, forms and  
placements is envisioned. 

The existing commercial development west of Harris Road on the south side 
of the Lougheed Highway, commonly referred to as Meadowvale, may be 
nearing the point where at least partial redevelopment may make economic 
sense.  The area is envisioned to retain a strong commercial component if this 
occurs, but the City will encourage mixed local commercial and residential 
uses on part of the site, as shown in Schedule 3A.  

Policies 

a) Developers of commercial areas adjacent to the Lougheed Highway will 
be required to provide a comprehensively-designed parking and traffic 
flow plan prior to rezoning of properties; 

b) The City encourages limiting vehicular access points along the Lougheed 
Highway between Harris Road and Meadow Gardens Way and supports 
consolidation of ownership and comprehensive development of the lands 
to achieve this objective; 

c) The City encourages the development of the North Lougheed Commercial 
Area in a comprehensively planned manner that will provide a consistently 
high quality of building and landscape design and that recognizes the  
present and anticipated future needs of retailers and related commercial 
uses; 

d) The City supports adjustments to the ALR-excluded lands to allow  
appropriate commercial development along the north side of the 
Lougheed Highway providing that the adjustment is accompanied by  
community benefit. 
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4.7.4  Waterfront Commercial 

There are three areas of existing and / or potential commercial waterfront  
development in Pitt Meadows: South Bonson Waterfront Village and the  
airport, both on the Fraser River, and the Pitt Meadows Marina at the meeting 
of the Alouette and Pitt Rivers.   

The City encourages a limited amount of waterfront commercial development 
for the enjoyment of both residents and visitors to the community.   

Policies 

a) The primary features of the South Bonson Waterfront Village will be a  
pedestrian-orientated main street, village square, a waterfront park with 
pedestrian trail, a public amenity building, community pier and eating and 
drinking establishments; 

b) The principal commercial uses in the South Bonson Waterfront Village 
shall be retail and personal services intended to meet the needs of 
neighbourhood residents as well as to attract tourists and users from other 
areas; 

c) The City supports a small waterfront commercial node at the Pitt  
Meadows Airport, subject to any environmental approvals required from 
other agencies and approval of a Development Permit; 

d) The Pitt Meadows Marina property is designated for tourist commercial 
use.  Off-site improvements for access and services are required. 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        52                                                                  Adopted September 2, 2008  

There is a growing shortage of readily developable industrial land in many 
parts of Metro Vancouver, including the northeast sector of the region.  An 
industrial land inventory study undertaken by Metro Vancouver in 2005 found 
that, of the estimated total of 26,089 acres (10,558 ha) of the land designated 
for industrial use in the region, 26% (6,859 acres / 2,775 ha) was classified as 
vacant.¹  This is likely a high estimate of the amount of vacant industrial land 
since some of it has servicing, environmental or other constraints to  
development.  Some of this industrial land is expected to be lost to competing 
uses, notably residential, a trend that has been underway for some time.  The 
northeast sector of the region, including the Tri-Cities, Pitt Meadows and  
Maple Ridge, had an estimated 3,744 acres (1,515 ha) of industrially  
designated land in 2005, which was about 14% of the regional total.  

The Metro Vancouver study estimates that Pitt Meadows has 383 acres (155 
ha) of land designated for industrial purposes, which was just 1.5% of the  
regional total.  Of the City’s total industrial land, the study estimated that about 
39% (149 acres / 60 ha) was vacant.  However, much of this vacant land is 
already allocated for specific developments by its owners, such as the CPR 
Inter-Modal Facility lands on the south side of the Lougheed Highway.  The 
opportunities have been relatively limited over the past few years for smaller 
industrial businesses wishing to locate in Pitt Meadows to find appropriate 
locations.  

The major transportation improvements underway, including the new Golden 
Ears and Pitt River Bridges will make Pitt Meadows an increasingly attractive 
location for industry in the future if additional supply is made available.  

 

 

 

 

 

 
1Metro Vancouver Policy and Planning Department, Industrial Lands Inventory for Greater  
Vancouver 2005 - Final Draft Report, January 2006.  
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Industrial development is important to Pitt Meadows for a number of reasons, 
including: 

 Supporting higher income earning jobs in the community suited to the 
skills of the resident labour force; 

 Diversifying the City’s tax base;  

 Creating local business opportunities; and 

 Helping contribute to a thriving regional economy, with opportunities for 
industrial businesses to locate and expand in Metro Vancouver, which 
benefit all communities.  

As part of ensuring an adequate industrial land supply, the City has  
designated additional land for industrial use in this OCP, all of which is in the 
south Harris Road area.  This land will be located close to an arterial road  
directly connecting to the Golden Ears Bridge and will be located adjacent to 
the airport.  A comprehensive development plan is required for this area,  
indicated in Schedule 3A, prior to consideration of rezoning by the City.  The 
plan needs to address issues such as specific uses and densities, layout,  
servicing, road network, buffering and building and landscape design  
standards.  

The Pitt Meadows Regional Airport also makes a significant contribution to 
industrial development in the City in addition to playing an important  
transportation function.  
 

4.8.1 Protection of Industrial Land   

Protecting the industrial land base and encouraging clean industrial  
businesses that generate local employment opportunities are important to 
maintaining a strong local economy in Pitt Meadows.  

Policies 

a) The City supports the protection of its industrial land base as a vital  
community and economic asset that can be used to create significant  
local employment, property taxes and other benefits to Pitt Meadows; 

b) The City supports expansion of its industrial land base as long as this can 
generally be accomplished with no net loss to the City’s current inventory 
of agricultural lands or productivity; 

c) Industrial and business park uses that will achieve higher employment 
and land use densities are encouraged; 
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d) Lands designated as Business Park are intended to accommodate clean, 
high quality industrial/business park uses that support significant  
employment densities. 

e) The area indicated in Schedule 3A that is designated for business park 
use will require the preparation of a comprehensive development plan 
acceptable to the City prior to the City considering any rezoning  
applications for lands within the area.  

f) Lands which are surplus to the CPR Inter-Modal Facility adjacent to the 
Lougheed Highway are encouraged to develop clean high quality  
industrial/business park uses that support significant employment  
densities. 

g) It is recognized that the Pitt River Quarry at the northern end of Sheridan 
Hill is expected to continue to operate for many years.  The most  
appropriate future use of the site will be determined once the quarry is 
closer to the end of operation. 

 

4.8.2 Diversifying Airport Development  

The Pitt Meadows Regional Airport is valuable to the community not only for 
its aviation-related activities but also because some of its lands that are  
surplus to its aviation needs are suited to other forms of industrial  
development.   

The City applies the same land use regulations for all non-aviation related  
development at the airport as it does for the rest of Pitt Meadows.  The City’s 
land use regulatory powers are, however, limited with respect to how the  
airport chooses to develop and operate its aviation facilities.  

There are approximately 145 acres (58.6 ha) of land designated on Schedule 
3A for non-aviation related light industrial and business park development at 
the airport, immediately west of Harris Road.  The airport believes there is an 
opportunity to eventually expand industrial development further north along 
Harris Road.  No exact parcel size or configuration has been determined by 
the airport for this potential expansion, which would be on land that is currently 
within the Agricultural Land Reserve and would be subject to approval by both 
the Agricultural Land Commission and the City.   

Policies 

a) The City supports the expansion of industry and commerce that is  
complimentary to the development of the Pitt Meadows Regional Airport 
and its regional transportation role; 
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b) The City supports the development of Pitt Meadows Regional Airport, 
lands for non-aviation light industrial use adjacent to Harris Road provided 
that the uses are clean and appropriately buffered from any existing or 
planned residential areas; 

c) Any plans for the Pitt Meadows Regional Airport are encouraged to take 
into account the City’s plans and policies for agricultural, transportation, 
recreational, residential, industrial and commercial uses adjacent to and 
within the airport and throughout the community; 

d) The airport foreshore is primarily intended to accommodate water  
dependent industries. 

 

4.8.3 Quality Industrial Development 

Given the compact nature of much of Pitt Meadows’ urban area, industrial  
development must in some cases co-exist in close proximity to other land 
uses, including residential areas and parks.  It is important that industry make 
a positive contribution to the community’s quality of life in how it is developed 
and operated.  This includes consideration of building design, landscaping 
and buffering.  

Policies 

a) Good design and high landscaping standards in industrial areas are  
required.  All industrial development will require a Development Permit; 

b) The provision of amenities such as parks, trails, fitness and appropriately 
scaled commercial opportunities to serve employees and the general  
public in industrial areas are encouraged; 

c) In waterfront industrial areas, public access to the waterfront via a park or 
trail system should be provided where possible and connections with 
Metro Vancouver Pitt River Regional Greenway should be maintained. 
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Maintaining an efficient transportation system is one of the most significant  
challenges facing Greater Vancouver.  Traffic congestion has enormous  
economic, social and environmental consequences for the region as the ability to 
move people and goods is unduly constrained.  Pitt Meadows has been affected 
by traffic congestion, with residential, commercial and industrial  
development in the northeast sector of the region outpacing improvements to the 
regional and provincial roads and bridges.   

Within the last few years a number of major transportation improvements in and 
around Pitt Meadows have been approved, with other projects in the  
planning stages.  It is anticipated that not only will these improvements help to 
alleviate congestion in the northeast sector of the region, but that they will open 
Pitt Meadows to areas south of the Fraser River, creating a new  
community “gateway” where none had existed before.    

The City recognizes that building a larger road network is not the complete  
solution to efficiently move people within Pitt Meadows and throughout the  
region.  Improved public transit in a variety of forms along with more  
opportunities for walking and cycling are also needed.  

4.9.1 ROAD NETWORK  

Schedules 4A and 4B shows the current and planned road network in Pitt  
Meadows.  The Lougheed Highway, the Pitt River Bridge and the new Golden 
Ears Bridge fall under provincial jurisdiction.  All other roads are within the City’s 
jurisdiction.   

4.9.1.1 Provincial Road Network Issues  

Lougheed Highway has approximately 60,000 vehicles (two-way)  
travelling daily east of Harris Road.  This number is increasing  
annually as development continues in the region.  Traffic on the 
Lougheed Highway tends to back up as it approaches the Pitt River 
Bridge.  The problem is particularly acute in the evening rush hour as 
three lanes from the Lougheed Highway and two lanes from Old  
Dewdney Trunk Road merge into a single lane over the bridge.   
Traffic congestion on the Lougheed Highway impacts traffic on the local 
roads.   

 T R A N S P O R T A T I O N  
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4.9.1.2 Municipal Road Network Issues 

Many of the municipal road network issues are a result of traffic  
congestion on the Lougheed Highway.  Harris Road at the Lougheed 
Highway intersection has seen delays increase for motorists entering 
the Lougheed to either go northbound or westbound.   

Old Dewdney Trunk Road is heavily used as a secondary east-west 
route, which is negatively affecting agriculture as farm vehicles are  
having trouble traveling on this road to access fields.  Vehicle traffic has 
doubled in volume between 1993 and 2006 (5,700 vehicles per day to 
11,300 per day), representing an increase of approximately 1.5%  
increase each year.  This trend is anticipated to continue as  
development continues east of the Pitt Meadows border. 

Hammond Road traffic has more than doubled in 13 years according to 
traffic counts taken at the east end near the Maple Ridge border (1993 
= 5,265 per day, 2006 = 12,423 per day).  These volumes create longer 
wait times at key intersections entering onto Hammond Road, thereby 
requiring additional signal installation. 

Vehicle wait times at the Canadian Pacific rail crossing on Harris Road 
have gone up due to the recently constructed Vancouver Intermodal 
Yard.  The number of trains (average 24 per day) travelling through Pitt 
Meadows has not significantly increased, but the lengths have, thus 
creating longer vehicle line-ups  on Harris Road. 

4.9.1.3 Provincial Transportation Improvements   

A number of Provincial road improvements are underway or proposed 
that will address several of these issues.  These include the new 
Golden Ears Bridge Crossing, a new Pitt River Bridge to replace the 
existing one and upgrades to the Lougheed Highway.    

 4.9.1.3.1 Golden Ears Bridge  

Schedules 4A and 4B shows the Golden Ears Bridge location 
and road network connections. 

The Golden Ears Bridge and associated road network were 
developed by Translink (the Greater Vancouver Transportation 
Authority) with extensive public input, and is scheduled to 
open in the summer of 2009.  The main bridge will cross the 
Fraser River at about 200th Street in Langley.  On the north 
side, the bridge and road network will connect to the Pitt 
Meadows  
Airport via the new Airport Way, west Maple Ridge, the 
Lougheed Highway, and 128th Avenue via the new Abernethy 
Connector. 
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At a regional level, the Golden Ears Bridge will reduce travel 
times across the Fraser River and reduce traffic congestion, 
and it will improve transit and cycling connections across the 
river.  It will improve links to Provincial Highways and border 
crossings and provide a more efficient route for moving 
goods to the northeast sector of Metro Vancouver.  

At the local level, the Golden Ears Bridge road system will 
provide an above grade route over the Canadian Pacific 
Railway.  This will serve as an alternate route for traffic from 
Pitt Meadows to the Lougheed Highway, and potentially 
could reduce traffic volume on Harris Road.   

 4.9.1.3.2 Pitt River Bridge 

Schedule 4B shows the proposed new Pitt River Bridge and 
connections. 

The completion of the Pitt River Bridge and Mary Hill  
Interchange Project, part of the North Fraser Perimeter Road 
Project, is scheduled for the fall of 2009.  The new bridge, 
proposed to be located between the existing bridges, will 
have three lanes of traffic in each direction on opening day 
and provide up to 16 metres of marine clearance and  
facilities for cyclists and pedestrians both across and under 
the bridge.  A dedicated additional lane is also being  
installed eastbound for intermodal truck traffic turning onto 
Kennedy Road.  This dedicated lane may facilitate future 
growth within the CP industrial lands fronting the Lougheed 
Highway. 

The new fixed (not swing) span bridge and interchange will 
provide benefits to Pitt Meadows by: 

 improving reliability for vehicle and marine traffic; 

 improving safety along a key goods movement and  
commuting corridor; 

 providing capacity to serve the needs of growing  
municipalities and industry. 
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 4.9.1.3.3 Lougheed Highway  

The Lougheed Highway is the major provincial east west 
route that passes through Pitt Meadows.  The current  
configuration has six lanes from the Pitt River Bridge to  
Harris Road and five lanes from Harris Road to the Maple 
Ridge border.  All intersections within the City that enter onto 
the Lougheed are signalized and perform at an acceptable 
level of service during most of the day.  Harris Road in the 
AM and PM peaks operates at an unacceptable level of  
service, with little opportunity to improve the situation in its 
current configuration.  

 Proposed improvements to Lougheed Highway include 
the following:  

 As part of the North Fraser Perimeter Road project,  
improvements to the Lougheed Highway are anticipated 
to start in the near future that will involve the widening of 
the Lougheed Highway from Harris Road to the new 
Golden Ears Crossing.  This will see the Lougheed  
Highway with six lanes from the Maple Ridge border to 
the Pitt River Bridge. 

 The widening is occurring in anticipation of increased  
traffic flows from the Golden Ears Bridge; 

 Long term plans call for the Lougheed to be a ‘free flow’ 
highway.  This will require the installation of interchanges 
at key intersections from the Pitt River Bridge to the new 
Golden Ears Bridge.  

 Preliminary planning for a future Harris/Lougheed  
interchange has an overpass over the Lougheed  
Highway.  Design of this intersection should  
accommodate a potential future connection to the new 
North Lougheed Connector while maintaining existing 
accesses south of the Lougheed Highway.  This  
interchange would significantly decrease the wait on  
Harris Road for vehicles accessing the Lougheed  
Highway; 

 Improvements to the Lougheed Highway and the Pitt 
River Bridge may make the route more palatable to  
commuters, reducing traffic volumes on Old Dewdney 
Trunk Road, thereby alleviating traffic in the agricultural 
area.   
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 4.9.1.3.4 North Lougheed Connector 

Schedules 4A and 4B shows the approximate new road 
alignment for the proposed North Lougheed Highway  
Connector.  

The north side of the Lougheed Highway from Harris Road to 
Meadows Gardens Way is designated for commercial use in 
the current OCP.  With this future development, a road will 
be required to service the area as access to the Lougheed 
Highway may be limited to right-in and right-out only.  The 
City, with input from the Agricultural Land Commission,  
envisions this road to continue east and north of the 
Meadow Gardens Golf Course to link to the new Abernethy 
Connector.  

Should the road continue to the Abernethy Connector,  
improvements would be required at the Lougheed Highway/
Harris Road intersection to handle the additional traffic.   
Under this scenario, the road could be phased with the first 
section servicing the proposed development (Harris to 
Meadow Garden Way) and built as development occurs, and 
the second phase to the Abernethy Connector constructed 
once the proposed Harris Road interchange is in place.  
When complete the roadway would divert traffic from the 
east travelling the Abernethy Connector directly to the 
Lougheed Highway west of Harris Road, thus reducing traffic 
volumes that would otherwise use Old Dewdney Trunk 
Road. 

Depending on the final location of the proposed North 
Lougheed Connector, additional land may be available for 
further commercial/industrial development between this  
corridor and the Lougheed.  However, portions of this land 
are currently in the Agricultural Land Reserve and the Green 
Zone.  
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4.9.1.4 Other Road Network Improvements  

Schedules 4A and 4B shows future planned and proposed roads 
south of the Lougheed Highway.  These include the following:  

 A road connecting Ford Road to Kennedy Road is proposed to 
create an alternate route to the south quadrant of Pitt Meadows, 
provided that impacts on agricultural activities and movements 
would be assessed and mitigated prior to construction; 

 The extension of 124th Avenue is scheduled from the west side of 
Harris Road to continue across to a new 193A Street.  This new 
road and intersection will eliminate the Davison Road  
T- intersection with Harris Road and create another outlet from 
the residential area west of Harris Road. Currently all traffic north 
of the CP tracks west of Harris Road exits from McMyn Road; 

 Airport Way will be the main access to the new bridge system in 
the south area of Pitt Meadows and will become a new gateway 
into the community. This new road will see an increase in traffic 
volumes in this area, which could make residential development 
along this roadway less attractive. Other land uses (light  
industrial, commercial) should be considered along the corridor 
from Bonson Road to Baynes Road; 

 The closure of a portion of Baynes Road to support the extension 
of runway 26L/08R 367 metres to allow for instrument landings 
and scheduled commuter air service.   

 Policies  

a) The urban road network is as outlined on Schedule 4A; 

b) Alternate arterial routes to the Lougheed Highway with any grade 
separation at the CPR line shall be constructed through  
development cost charge financing to service existing and  
emerging commercial, industrial and residential areas of the  
community.  Access to major arterial routes without direct impact 
on settled urban areas, and reducing truck traffic on Harris Road, 
shall be a key priority in the transportation program given the new 
Golden Ears River Bridge Crossing and the need to service  
commercial and industrial lands in the community; 

c) A grade separated crossing for the Canadian Pacific Railway at 
Harris Road is not supported given the impact this would have on 
surrounding land use, on the visual character of the Harris Road 
area and on the use of Harris Road as a short-cut for commuters. 
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d) The City will continue to work with stakeholder groups, including 
the farming community, residents, businesses, and other  
government agencies to reduce the impacts of commuter volume 
on Old Dewdney Trunk Road; 

e) The City supports the construction of a new east-west road north 
of Lougheed Highway that links Lougheed Highway, Harris Road 
and the Abernethy Connector, provided impacts to agricultural 
land are minimized and mitigated against and that third party 
funding is secured for its design and construction; 

f) The City will work with the Province and Translink to implement 
integrated transportation systems while advocating for  
improvements for Pitt Meadows, in particular addressing traffic 
volumes on Old Dewdney Trunk Road and backups experienced 
at the Harris and Lougheed intersection; 

g) The City will work with all levels of government and relevant  
agencies to ensure that the Lougheed Highway corridor is  
developed or upgraded in accordance with the community’s 
needs, including; 

 Widening the Lougheed Highway to six lanes through Pitt 
Meadows; 

 Upgrading the Harris Road intersection at Lougheed Highway 
through grade separation; 

 Securing access to the North Lougheed Commercial area; 
and 

 Preserving and enhancing the connectivity between the north 
and south portions of Pitt Meadows. 

h) The City will continue to develop traffic management plans,  
including traffic calming measures when warranted, as a means 
of mitigating the impacts of through traffic on residential 
neighbourhoods; 

i) The effectiveness of traffic management measures will be  
monitored and reviewed after they are implemented; 

j) Conflicts between farm and non-farm traffic in agricultural areas 
will be reduced by directing non-farm traffic away from rural roads 
that serve farm traffic when designing new arterial or collector 
roads; 

k) Streetscape design standards will be developed for key gateways 
and main streets, including Harris Road, Hammond Road, Airport 
Way, Barnston View Road, Bonson Road and Fraser Way. 
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4.9.2 PUBLIC TRANSIT 

Pitt Meadows is well served in a variety of way by public transit.   
The Westcoast Express starts in Mission and ends at Waterfront Station in 
Vancouver, taking approximately 47 minutes from the Pitt Meadows station.  
The station in Pitt Meadows is situated east of Harris Road and north of 122nd 
Avenue.  There are currently five scheduled trains in the AM heading west and 
five returning east in the PM.  The system runs under a lease agreement on 
CP tracks and falls under Translink authority.  There are no current plans to 
expand the train service.  However, the ‘train bus’ service will be extended to 
hours the train is not running.  Additional stations are being planned for Maple 
Ridge and Burnaby in 2008 and 2009 (or possibly later).  Expansion of  
Westcoast Express service would make the service attractive for a larger 
number of Pitt Meadows residents who currently travel by private automobile 
along the corridor.  This would reduce road congestion and vehicle air  
emissions.  

Buses that serve the City of Pitt Meadows include:  

 Coast Mountain Bus Route #701, which originates in Maple Ridge 
and terminates at Coquitlam Centre. This service runs along 
Hammond Road and Harris Road every 20 minutes in both  
directions;  

 Coast Mountain Bus Route, #791 Haney Place/Braid Street  
Skytrain Station, follows the #701 route until the Mary Hill Bypass 
and continues on the Bypass to Braid Street Station.  This route 
will be a ‘regional connector route’ linking the town centre at 
Haney Place with Skytrain (Braid Station) via Pitt Meadows.  The 
route will initially operate every 30 minutes during peak periods 
only.  This link to the Skytrain is expected to attract riders that use 
Skytrain to access areas leading to Vancouver, Surrey and New 
Westminster; 

 Community shuttle buses (C41) have begun operating in the City 
on an hourly basis.  Translink's Community Shuttles are  
minibuses that fit well into communities, providing more service, 
connecting neighbourhoods and linking with the regional transit 
network.  Currently, the community shuttle buses run in one  
direction only on an hourly basis and travel mainly on local  
residential streets. 
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Policies  

a) The City will work with Translink and its subsidiary companies (Coast 
Mountain Bus Company and West Coast Express) to help provide  
transportation choice and improve regional air quality by: 

 Improving conventional and shuttle bus service, in particular to South 
Bonson and to regional destinations;   

 Obtaining more frequent (off peak and reverse peak) West Coast  
Express train service to and from Pitt Meadows; and 

 Encouraging expansion of light rapid transit service to Pitt Meadows 
and communities farther to the east. 

 

4.9.3 PEDESTRIAN AND BICYCLE NETWORKS  

Schedules 5A and 5B show existing and proposed trail/cycle network in Pitt 
Meadows. 

Existing Network 

The City has an extensive trail/cycle network utilizing the dikes on the Fraser 
River, Pitt River and Alouette Rivers.   

The City and the District of Maple Ridge have developed a joint Bicycle  
Network Plan which has been followed since inception in 1994.  As part of that 
plan, bike paths have been installed on most of the major arterial roads in Pitt 
Meadows, including Old Dewdney Trunk Road, Harris Road and Hammond 
Road.  A new road standard has also been developed as part of the City’s 
Subdivision and Development Servicing Bylaw to have bike paths constructed 
on all new arterial roads.   

Proposed Network 

A number of trails are scheduled to be built within the next several years that 
will enhance the existing network in Pitt Meadows.   

These include the following:  

 As part of the Golden Ears Bridge project, a 4 metre wide by 1.2 kilometre 
paved trail will be constructed from Airport Way to Hammond Road, sub-
ject to ALC approval.  This trail will traverse through City property east of 
the Wildwood subdivision; 

 A second section of Airport Way will be constructed in 2007 that will have 
an off-road pathway from Harris Road to Baynes Road. 
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 A trail has been partially constructed along the northern edge of Airport 
property from Harris Road to Baynes Road.  This trail will link the adjacent 
subdivisions on 117A Avenue and Mitchell Park, and is subject to ALC 
approval. 

 With the construction of the new Pitt River Bridge, a direct link from the 
north side dike system to the south side will now be possible.  This will 
allow cyclists and pedestrians to continue along the dike system without 
having to dismount. 

Additional road side bicycle lanes will be installed as funding becomes  
available, with the ultimate goal to have bike lanes on all arterial (rural and 
urban) roads.  The City will be seeking funding assistance to have a  
designated bridge crossing over the Katzie Slough adjacent to the Lougheed 
Highway.  This will allow cyclists and pedestrians to directly connect to the 
paved CP pathway instead of using the highway bridge.  

 

Policies  

a) Safe, linked and convenient pedestrian circulation shall be a key  
consideration of approval of all new developments in the Town Centre. 

b) The City will facilitate opportunities for cycling by: 

 Considering the needs of cyclists in road design and upgrading; and 

 Requiring bicycle parking and end of trip facilities for new  
developments within the community. 

c) The City will facilitate opportunities for pedestrian circulation by preparing 
and implementing a trail network plan that connects residential and  
commercial areas with parks, community facilities and regional  
greenways. 

d) The City will ensure that all road infrastructure accommodates the needs 
of pedestrians and cyclists and improves the safety and appearance of 
streets through the use of lighting, land marking, street trees, curbs and 
sidewalk design that takes into consideration the needs of the physically 
and sight impaired. 

e) The City confirms that showers, change rooms and lockers may be  
required of non-residential project rezoning applications where extensive 
employee bicycle parking stalls are required to meet projected demand.    
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4.9.4 AIRPORT  

The Pitt Meadows Regional Airport occupies a 712-acre (288 ha) site in south 
Pitt Meadows adjacent to the Fraser River.   

It currently includes the following facilities and uses: 

 Three runways, with the longest (south) runway measuring 4,700 feet 
(1,433 m) in length; 

 A float plane launch and dock; 

 NAV Canada control tower; 

 Various aircraft storage, fuel and maintenance facilities; 

 Agricultural lands; 

 A truss manufacturing plant;  

 Recently-constructed terminal facilities, including a deli restaurant, retail 
shop, administrative offices, and a passenger waiting area. 

Airport plans indicate significant potential for growth in the coming years, 
which could ultimately include scheduled passenger air service.  There is also 
significant potential for non-aviation related industrial development on lands 
considered by the airport to be surplus to its aviation needs, as elaborated 
upon in Section 11 - Industrial of this Plan.   

Among the airport’s potential plans is the extension of the current main  
runway to just over 5,700 feet (1,737 m) to accommodate instrument landings.  
This runway extension would require the approval of the City since Baynes 
Road would have to be rerouted.  Runway extension may also alter aircraft 
noise patterns, potentially affecting areas to the east of the airport.  Any  
development plans for lands to the east of the airport need to take this  
potential noise impact into consideration.  

The City views the airport as one of its most important economic development 
generators and will continue to work with the airport and other parties to  
promote its successful development.  This includes ensuring that land uses 
permitted in the vicinity of the airport do not conflict with activities on the  
airport lands.  

Policies 

a) The Pitt Meadows Regional Airport is a major land use in the south part of 
the City.  In support of the air transportation function, all development in 
close proximity to the airport shall conform to federal flight way zoning 
requirements established by the Department of Transport and not  
encroach on airport movements.  Land uses shall only be permitted that 
do not place future limitations on the development of aviation related uses 
and operations at the airport. 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  

PITT MEADOWS AIRPORT 
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b) Any plans by the Pitt Meadows Regional Airport for a runway extension 
must include a detailed evaluation of the impacts on adjoining residential 
neighbourhoods.  This includes preparation of an up-to-date Noise  
Exposure Forecast that shows how areas surrounding the airport would 
be affected by a runway extension. 

4.9.5 RAIL 

CP Rail operates its main line through Pitt Meadows.  The company also  
operates Vancouver Intermodal Yard, which is a major transfer and storage 
facility for cargo being moved between rail and trucks.  

Policy 

a) The City will liaise with CP Rail regarding operations and planning for the 
Vancouver Intermodal Yard, located in Pitt Meadows, as it has impacts on 
development and accessibility in Pitt Meadows. 

4.9.6 WATERWAYS 

There are approximately 27.3 kilometres of shoreline in Pitt Meadows along 
the Fraser and Pitt Rivers.  A significant share of it is considered  
environmentally sensitive and is not intended for any form of development.  
However, there are certain areas that have historically been used for  
navigational and transportation purposes and are expected to continue in this 
use for the foreseeable future.  

There are also areas extensively used for recreational purposes.  

Policy 

a) The major waterways in Pitt Meadows have an important role in the  
transportation system for industrial and recreational traffic.  No uses or 
activities shall be permitted which interrupt or limit the navigation and 
transportation functions of the rivers within the municipality. 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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Pitt Meadows has an extensive system of public utilities designed to provide the 
community with an adequate and secure supply of potable water (including  
irrigation), to dispose of sanitary sewage and solid waste, and to handle storm  
water.  Managing these systems to ensure public health and property protection is 
one of the City’s top priorities.  Given the substantial costs involved in constructing, 
maintaining and monitoring its utilities, the City has established a comprehensive 
set of policies to guide utilities planning and management.  
 

4.10.1 Utilities Planning and Management 

Planning and building many of the major utilities that serve Pitt Meadows involves 
not only the City but other government agencies.  Careful management of these 
utilities is needed to ensure efficient service to the community in a timely and  
cost-effective manner.  

Policies 

a) The City will continue to advocate the interests of the community with individual 
provincial and federal agencies whose mandates affect utility infrastructure 
planning and investment; 

b) An asset management system will be developed and implemented in order to 
maximize the benefit of public investment in utility infrastructure and services. 

 

4.10.2 Water Supply 

Water for Pitt Meadows is supplied from the Greater Vancouver Water District 
(GVWD) system through mains that run along the Lougheed Highway right-of-way.  
Water service was extended to the rural area as part of the Agricultural and Rural 
Development Subsidiary Agreement in 1982.  There are six major pressure  
reducing (PRV) stations located along these mains at Dewdney Trunk Road, Harris 
Road and Bonson Road.  From these PRV stations, water is distributed to the local 
municipal water distribution system on both sides of Lougheed Highway. 

 U T I L I T I E S  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  

4.10 UTILITIES  
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Water supply and distribution is not considered a development constraint in 
the City, with only minor upgrading required over time to accommodate  
population growth. 

Pitt Meadows is one of the only municipalities in Metro Vancouver to supply 
potable water for agricultural use².  Agriculture is the largest consumer of  
non-residential water in Pitt Meadows, representing 77% of the total metered 
consumption.  The three largest water users in Pitt Meadows are agricultural 
operators.   

The conversion of farmland and general intensification of the use of prime  
agricultural land is also causing farmers to become more reliant on domestic 
water for irrigation.  As the cost to irrigate using potable water increases, there 
will be more demand on the City to supply irrigation water from the adjacent 
rivers.  Also as land is converted to more intensive agricultural production, the 
extent of rural lands using irrigation water from the City’s ditch system will  
increase over time.  Improvements to the rural drainage system will enhance 
the supply of irrigation water. 

In August, 2005, Metro Vancouver released the Drinking Water Management 
Plan for the region.   

The plan has three primary goals: 

 Provide clean drinking water 

 Ensure sustainable use of water 

 Ensure efficient supply of water  

The City is reconsidering its own approach to water supply.  For example, the 
City is considering a universal water-metering program as a community-wide 
water conservation tool.  Universal water metering has several benefits,  
including:   

 More equitable charging to users 

 Improved system management 

 Reduced water use  

Water metering promotes water conservation through an appropriate rate 
structure, incentives and customer awareness.   
 

 

 

 

² The Corporation of Delta provides domestic water to greenhouse operators on a very limited 
basis. 
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a) Efficient and effective delivery of safe drinking water will be ensured in Pitt 
Meadows; 

b) The use of potable water for irrigation and agri-industrial u s e s  i s  
discouraged where other sources of water are available; 

c) The City will work with the agricultural community to develop a plan,  
including an appropriate funding model, to provide adequate irrigation  
water from the Pitt and Alouette Rivers; 

d) The City will consider a residential water-metering program; 

e) Trunk service for waterworks will be designed for reserve capacity to  
accommodate future growth and are extended in accordance with the  
approximate location and phasing shown on Schedules 6A and 6B. 

 

4.10.3 Sanitary Sewer 

The City’s sanitary sewer system is intended to serve the urban area of Pitt 
Meadows and is not designed for expansion into rural areas.  The remainder 
of the municipality is serviced by septic disposal, holding tanks and innovative 
disposal systems.  In recent years, the Ministry of Health criteria for approval 
of septic systems has been made more stringent.  Some lowland areas cannot 
meet the requirements for septic systems because of native soil conditions, so 
the City has permitted holding tanks and innovative disposal systems.   
However, the City does not support subdivision of lands where holding tanks 
would be required.  

The sanitary sewer system is considered adequate for the City’s urban area, 
although some upgrading will be required over time to accommodate  
population growth.  Sewer package treatment plants may be an option for 
lands outside of the urban area in order to provide sanitary service to rural 
development areas.  Ministry of Environment approval would be required for 
any such systems that discharge to the Fraser, Pitt or Alouette Rivers. 
 

Policies  

a) Subdivision of land which requires the use of holding tanks is not  
permitted; 

b) All rural land uses shall provide septic disposal systems in accordance 
with the municipal sewage regulation.  Use of innovative sewage disposal 
systems is supported where septic disposal cannot be approved; 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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c) Trunk services for sanitary sewer will be designed for reserve capacity to 
accommodate future growth and are extended in accordance with the  
approximate location and phasing shown on Schedule 7; 

d) The sanitary system will be managed to meet the long-term objectives of 
the Metro Vancouver Liquid Waste Management Plan; 

e) Efficiency of the sanitary system will be improved by working with 
Metro Vancouver to reduce waste volume through water conserva-
tion. 

 

4.10.4 Stormwater, Drainage and Flood Protection  

Approximately 90% of Pitt Meadows lies within floodplains and the Agricultural 
Land Reserve.   

The community is protected by a series of dikes that are designed to prevent 
spring freshet flooding from the Fraser, Pitt and Alouette Rivers.  These same 
dikes also prevent storm water from discharging into the river systems. 

There are four separate and independent drainage catchment areas within Pitt 
Meadows, as shown on Schedule 8.  The City’s urban area, as well as a  
portion of Maple Ridge’s urban area, is wholly contained within the Area # 3 
catchment boundaries. 

Storm water flows through the storm sewer, ditches, sloughs, and culverts 
before it is discharged by flood boxes and pump stations over the dike system 
into the adjacent rivers. 

As agricultural uses intensify to greenhouses, processing and production 
plants, and grassy forage fields are converted to laser-levelled, drained berry 
fields, the amount and rate of run-off is increasing.  The capacity of the  
drainage system cannot currently accommodate the increase of storm water 
run-off; hence it takes longer to drain rural areas, which could impact on some 
agricultural production. 

Construction of larger residential homes in the agricultural areas generates 
higher expectations relative to acceptable levels of flooding.  Increasing the 
construction level of new homes within the floodplain may mitigate some of 
the damage caused by flooding.   
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Policies  

a) The City will limit the extent of urban run-off by requiring each  
development application to adhere to the requirements outlined in the 
Subdivision and Development Servicing Bylaw.  In addition, the City will 
consider using similar limits on storm water run-off for large, intensive  
impervious agricultural projects; 

b) The City will prepare a policy and standard regarding the placement of 
driveway culverts and culverts installed on key drainage courses, so as to 
not impede the flow characteristics of the rural drainage systems; 

c) The City will consider amending the Building Bylaw to increase the rural 
construction level and not permit any residential construction to occur  
below that level; 

d) Drainage utility corridors (ROWs) for drainage maintenance will be  
protected where required and building, landscaping, and cropping  
setbacks established in rural areas to ensure that access to drainage  
corridors is protected; 

e) The existing stormwater systems will be maintained and improved through 
an annual program of preventive maintenance and on-going appraisal; 

f) The City will help facilitate the improvement of agricultural infrastructure 
(e.g. irrigation, drainage, diking works) and other services that support the 
agricultural sector; 

g) Integrated stormwater management practices will be explored along with 
alternative development standards for managing stormwater by reducing 
impervious-surfaces and improving on-site water management; 

h) In partnership with the Federal and Provincial Government, the City will 
develop a comprehensive approach to flood protection that addresses the 
maintenance and upgrade of the dike system and dredging of the Fraser 
River; 

i) The storm sewer systems will be managed to meet the long-term objec-
tives of the Metro Vancouver Liquid Waste Management Plan.  The  
City intends to work with Metro Vancouver to develop a Municipal  
Integrated Stormwater Management Plan (ISMP); 

j) Efficiency of the storm sewer systems will be improved by working with 
Metro Vancouver to reduce waste volume through water conservation. 
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4.10.5 Solid Waste  

Responsibility for the disposal of the majority of City’s solid waste rests with 
Metro Vancouver.  Currently, all household and most business waste is 
hauled by truck to a transfer station in Coquitlam and then to a landfill in 
Cache Creek.   

The City has a residential recycling program.  Recyclable materials are taken 
by truck to Surrey, where they are sorted and sold to various commodity  
purchasers.  While recycling reduces the amount of material being placed in 
landfills, reduction and reuse are preferable where possible. 

Policy 

a) The City supports solid waste recycling and other initiatives to reduce and 
reuse solid waste and is supportive of a regional approach to solid waste 
management. 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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Map Schedules 3A and 3B show the general location and intensity of land use 
in the rural and urban areas of Pitt Meadows.  The land use designations 
shown on the map are labelled according to their dominant use, but some 
categories allow for a mix of land uses.   

Agricultural – 8 Hectare (20 Acre) Minimum Parcel Size  

Land reserved for farming and agri-industrial uses that serve and support  
agriculture.  The vast majority of the land is in the Agricultural Land Reserve 
and is governed by the Agricultural Land Commission Act and Regulations.  
The intention of the designation is to provide a stable, long term land base for  
agriculture limited only by the Farm Practices Protection Act and the  
Agricultural Land Commission Act.  The minimum parcel size is governed by 
the Agricultural Land Commission, but with the exception of subdivision for a 
Homesite Severance, shall be not less than 8 hectares. 
 

Agricultural – 16 Hectare (40 Acre) Minimum Parcel Size  

Land reserved for farming and agri-industrial uses that serve and support  
agriculture.  The vast majority of the land is in the Agricultural Land Reserve 
and is governed by the Agricultural Land Commission Act and Regulations.  
The intention of the designation is to provide a stable, long term land base for 
agriculture limited only by the Farm Practices Protection Act and the  
Agricultural Land Commission Act.  The minimum parcel size is governed by 
the Agricultural Land Commission, but with the exception of subdivision for a 
Homesite Severance, shall be not less than 16 hectares. 
 

Airport 

Lands of the Pitt Meadows Regional Airport.  The majority of the lands are in 
the Agricultural Land Reserve and use is restricted to aviation and associated 
uses. 

L A N D  U S E  D E S I G N A T I O N S  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  

5.  LAND USE DESIGNATIONS  
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Business Park 

Permits clean business industrial uses in office-like structures. 
 

Civic 

Permits civic and public institutional uses and may include uses designed to 
serve the users of the facilities. 
 

Community Commercial 

Permits retail and service uses intended to serve the needs of distinct parts of 
the community and does not include highway commercial uses. 

 

Village Commercial (Bylaw 2441, 2009) 

Permits mixed commercial and residential uses appropriate to this distinct part 
of the community and does not include highway commercial uses. 
 

Conservation Area 

Provincial, regional and municipal lands intended to remain in their natural 
state or function as nature preserves.  Facilities for passive recreation, such 
as paths and benches, are discouraged. 
 

Heritage Preservation Zone 

Municipal lands that include significant heritage structures and may include 
commercial uses to serve the users of the lands and facilities. 
 

Highway Commercial 

Permits auto-related retail and service, accommodation, food service and  
hospitality, building supply and recreation facility uses. 
 

Industrial 

Permits manufacturing, processing, storage, wholesale, warehouse and  
transportation uses. 

 

Institutional 

Permits public and private institutional uses such as public and private 
schools, churches and daycare facilities 

 

Open Space 

Provincial, regional and municipal lands intended to remain in their natural 
state or function as nature preserves.  Facilities supporting passive recreation, 
such as parking lots, washrooms, paths and benches are permitted.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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Outdoor Recreation 

Permits golf courses and other outdoor commercial recreation uses and may 
include commercial uses to serve the users of the facilities subject to zoning 
and the Agricultural Land Commission Act. 

 

Park 

Regional and municipal lands for public park and recreational uses and may 
include commercial uses to serve the users of the facilities. 

 

Public Utility 

Lands required for public utility purposes, including sewage and drainage 
pump stations and lands required for wastewater treatment. 

 

Residential - Low Density 

Permits low density residential use in a variety of forms, ranging from single, 
two and three family housing to townhouses at a density of up to 30 units per 
net hectare. 

 

Residential - Medium Density 

Permits medium density residential use generally in the form of townhouses 
and low rise apartments at a density of 31 to 100 units per net hectare.  
Ground oriented units are encouraged where possible. 

 

Residential - High Density 

Permits high density residential development in low rise and mid rise buildings 
at densities greater than 100 units per net hectare. 

 

Resource Management 

Lands suited to forestry or aggregate extraction. 

 

Rural Residential 

Lands in the rural area that are not within the floodplain and generally are rock 
outcrops.  The minimum lot size is one unit per net hectare.  Innovative and 
environmentally sensitive cluster development is encouraged to ensure the 
preservation of vegetation and protection of slopes.  Special stormwater  
management and innovative sewage disposal systems are required. 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        78                                                                  Adopted September 2, 2008  

Town Centre Commercial 

Permits high density mixed commercial and residential uses appropriate to the 
community’s central area and does not include highway commercial uses. 

 

Tourist Commercial 

Permits accommodation uses, marinas, recreation and specialized  
commercial uses designed to serve the users of the facilities. 

 

Urban Containment Boundary  

The Urban Containment Boundary is a conceptual line which generally  
coincides with the Agricultural Land Reserve and with Metro Vancouver’s 
Green Zone.  It is the intention of the Municipality to consider development 
proposals in those areas where the Urban Containment Boundary does not 
coincide with one or both of these designations.  However, possible  
development of these areas will require the approval of Metro Vancouver and 
the Agricultural Land Commission, or possibly both. 

 

Wildlife Management Area  

Provincial, regional and municipal lands intended to remain in their natural 
state or function as nature preserves.  Limited facilities for passive recreation, 
such as paths and benches, are permitted. 
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Introduction 

The City establishes Development Permit Areas and associated guidelines to 
control the quality of the built environment and to protect the natural  
environment within Pitt Meadows.  Particular areas of the City are designated 
as Development Permit Areas, with development guidelines specifying the 
City's objectives and regulations for each particular area and types of  
development.  All developments within a designated Development Permit 
Area require a Development Permit to be issued by City Council unless  
specifically exempted.  
 
The guidelines are divided into two categories: 
 
Part A: General Guidelines involving apply to certain aspects of form and 
character regardless of area; and 
 
Part B: Area Specific Guidelines which apply to form and character in  
specific areas including environmentally sensitive areas, the Town Center, 
multiple residential development, business parks and industrial areas. 
 
Where similar guidelines are provided in both Parts A and B, the more  
detailed guideline is to apply to supplement or complement the one less with 
less detail.   
 

 

D E V E L O P M E N T  P E R M I T  A R E A S  
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6. DEVELOPMENT PERMIT AREAS  
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PART A:  GENERAL GUIDELINES 
 
1. GUIDELINES FOR SIGNS IN COMMERCIAL & INDUSTRIAL  

DEVELOPMENT PERMIT AREAS 

Signs on Lands 

   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  

Pole Mounted Signs:   

Free standing signs in the form of an 
architectural monument (e.g.  
monument signs) are preferred over 
pole or post mounted signs to avoid 
a temporary, fragile or unsightly  
appearance.  

Example of pole signs; these are not allowed  

Freestanding Signs:  

Free standing signs may be in the 
form of a structure or a base 
mounted on the ground.  In both 
cases, freestanding signs are  
encouraged to include architectural 
elements which complement and 
incorporate design details, materials, 
and colors of the associated  
buildings on the site, especially with 
respect to the base and top of the 
sign  

Example of freestanding-type sign  
incorporating design features of the  

commercial building behind it;                         
this is strongly encouraged 
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Landscaping:  

Freestanding signs need to be  
located within a landscaped area or 
in a planter, surrounded with a  
significant amount and attractive 
landscaping. 

 Provide attractive landscaping at base  
of freestanding signs 

Placement of signage in a larger 
landscaped area is encouraged.  

Install freestanding signs in landscaped  
portions of frontages or entrances 

Lighting:  

Use ground-based external lighting 
for the illumination of freestanding 
signs and avoid creating  
unnecessary glare and light  
pollution. 

Where low freestanding signs are 
intended for direction to pedestrians, 
use soft or dim lighting that is  
appropriate to a pedestrian scale.  Example of soft pedestrian scale illumination  

of signage along a pedestrian sidewalk 
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Signs on Buildings 
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Cabinet (Box) Signs:   

Internally illuminated cabinet signs 
(a box enclosing a light source that 
shines through a translucent face 
covering panel with the sign copy) 
are not allowed, except as  
follows: 

This cabinet sign is not an acceptable sign 

a) The box and face are  
designed to have non-
illuminated (opaque) face  
covering panels so that only  
letters and/or logos appear to be 
illuminated. This box sign is an acceptable cabinet sign 

because of its shape and all but the sign letters 
are illuminated from the inside of the box. 

b) The box and face have 
 customized shapes. 

An acceptable cabinet sign because it takes 
the shape of the letters and reduces the about 

of outward illumination 

Channel Letters Signs:   

Signs consisting of individually illuminated letters (channel letter), either  
internally illuminated or backlight solid letters are a preferred alternative to  
internally illuminated cabinet signs.   

The following types of channel letter 
signs are encouraged: 

a) Standard Channel Letters are 
constructed of a U-shaped 
channel made of aluminum.  
Each letter is wired to a  
transformer located remotely 
behind the wall.  The letters 
have Plexiglas faces which can 
be a variety of colors  
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b) Reverse Pan Channel Letters 
(commonly referred to as Halo  
Letters), are fabricated using 
solid aluminum faces and  
returns, and are mounted with a 
gap to the wall in order create a 
neon halo-lit effect at night when 
the lights bounce off the wall or 
background around the formed 
letters. 

c) Open Panel Channel  
Letters are fabricated using 
solid aluminum faces and  
returns, and are mounted to the 
wall.  The channel opening 
faces out and contains neon 
lighting which illuminates the 
channel pan. 

d) Dual Light Channel  
Letters combines the  
construction of a regular  
channel letter with the  
construction of a reverse pan 
channel letter to create the neon 
halo effect of a reverse pan 
channel, while simultaneously  
illuminating the front of the  
letter.  Dual light channel letters 
are very effective and attractive 
both day and night.  

Sign Mounting: 

Direct mounting of signs to building faces is encouraged.  To assist in 
achieving this when new buildings are designed, including buildings in 
business parks, the wall structural and electrical design are to be  
constructed to insure (a) the wall to which signs are to be affixed are  
structurally sound; and (b) electrical conduit is in place and there is easy 
access for placement and concealment of  transformers necessary for the 
signage. 
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Small pedestrian-scale signs for ground 
level businesses may be mounted  
under pedestrian overhangs or  
expended from building walls to help 
passer-bys, not occupants in cars, to 
identify businesses. 

When provided, such pedestrian signs 
should complement each other and 
have a visual design that reflects the 
nature of the business.   

Hanging signs can be extending from a wall on 
a blade or be suspended by chains, with simply 
the name of the business or having a creative 

design 

Sign Mounting Requiring  
Raceways:  

Raceway mounted signs are  
discouraged, particularly for buildings 
in the Town Centre Commercial Area, 
or when visible from Harris Road or 
Lougheed Highway.   Signs mounted on raceways are not  

permitted because they disrupt the  
architectural integrity of buildings, like this 

box that is too wide for the sign 

Where concrete tilt-up structures are proposed, walls are to be designed to 
have recesses or architectural elements to accommodate and conceal  
electrical raceway boxes. 
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c) When designed to fit into a  
recess in the architecture.  

Raceways may also be used in the 
following circumstances: 

a) When the raceway or a covering 
plate are designed to be an  
architectural feature.  Raceway 
boxes should not exceed the 
height of the associated letters 
and the width of the name on the 
sign, except where the boxes or 
plates have an interesting design 
and shape.  

Channel letters on triangular-shaped  
raceway box or box plate cover 

b) Where incorporated into a linear or 
other architectural design  
element.  

Channel letters installed on architectural  
element designed to attractively accommo-

date signage 

Sign designed to fit into architectural element  

d) When using a wireway or similar 
element to conceal the electrical 
components.  

Sign affixed to a mesh wire architectural element  
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e) Where concrete or brick surface 
materials provide no alternative 
concealment of electrical  
components, provided the box 
has a colour complementary to 
the surface to which it is attached 
and the size of the box is not  
larger than the sign letter.  Acceptable raceway box affixed on  

stone-finished façade wall  

Lighting of Signs:   

Use indirect and diffused lighting 
sources for signage. 

Integrate sign lighting stylistically into 
the building architecture. 

Insure lighting is focused and only so 
bright as to effectively illuminate the 
sign surface encompassing the  
extreme limits of the text. 

Mount lighting in gooseneck-type or 
similar fixtures to avoid glare and 
creation of light pollution. 

 

 

 

 

Lighting, including lighting associated 
with sign and sign features, are  
encouraged to be an integral element 
of building form and character,  
including lighting specifically to adorn 
a building after dark.  

Two examples of acceptable in 
direct lighting of signs  

During the day, the signage is on a wire mesh 
wall structure.  At night the sign is backlight and 

the mesh area is illuminated by soft lights,  
alternating colours 
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Sign Materials and Design 

The design, materials, construction and installation of signs should reflect a 
high quality visual appearance.  Lettering in signs should be easy to  
understand and read, without being visually overpowering.   

Sign colours need to be selected and limited in the number of shades on a 
sign to contribute to legibility and design integrity, and that the desired 
community image is achieved.  

Signs with highly reflective or shiny surfaces are discouraged. 

Hardware for sign attachment and electrical connections should not be 
exposed.  Where signs are removed and replaced, holes, patches,  
differences in colour on walls or surfaces from previous signs are to be 
repaired to be visually undetectable. 

Signs on Awnings 

Awning signs text is to be limited to 
the business name, business logo, 
and/or the business address  
number.  Limit the size of logos or 
text.  

This is an acceptable awning used as a 
sign element  

If illumination is needed, shielded 
and attractive directional spotlights 
are encouraged to used on the  
awning’s sloped face.  Backlighting 
(internally lighting), which is a 
source of light pollution and glare, is 
strongly discouraged.  This is encouraged 

This is not encouraged 

If backlit awnings are used, do not 
make the entire awning a large sign 
and use darker colours to reduce the 
amount of light emitted. 
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Acceptable backlighting, though not encouraged 

Green Signage 

Where opportunities permit, use 
energy efficient lighting sources 
such as compact fluorescent light 
bulbs or solar power to illuminate 
signs. 

Consider having dimmer lighting at 
late hours when businesses are 
closed to maintain advertising, 
however to conserve energy. 

Examples of where solar panels provide some 
power to illuminate signs  
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Corner Plazas: 

Provide significant architectural, 
public plazas, including placement 
of public art, or landscape features 
at the corner on corner sites in 
order to help frame the public right
-of-way, anchor the corner and to 
emphasize the public streets and 
enhance the  
streetscape. 

Landscaped corner (above); public art in plaza 
that has play area (left); paved plaza with  

amenities (below) 

Opportunities for pedestrian seating and sheltering from summer sun and 
winter winds are encouraged to be incorporated into the design of corner 
areas. 

Visual Features: 

Areas of high visibility and landmark 
value, including gateways, entrance 
corridors and major intersections are 
suitable for visual features including 
vertical elements such as flags and 
statues, water features and  
ceremonial entrances. 

2. GUIDELINES FOR SITES ALONG PEDESTRIAN WAYS IN  
COMMERCIAL DEVELOPMENT PERMIT AREAS 
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Landscaping and architectural element shields 
parking area from pedestrian sidewalk 

Treatment of blank walls viewed from sidewalk  

Sidewalks Near Parking Areas: 

Where paved areas exist along 
major pedestrian streets, including 
Harris Road, provide significant 
landscaping and architectural  
features to shelter pedestrians from 
noise and visual intrusion from  
vehicle movements and parking. 

Gas Station Sites: 

Additional attention to landscaping, 
tree placement and architectural 
features is to be provided for high 
impact uses along streets such as 
gas stations, drive through aisles 
and used car lots   

Blank Walls along Sidewalks: 

Avoid blank walls along streets with 
pedestrian sidewalks.  In cases 
where this is unavoidable, increase 
the setbacks and insure  
landscaping and architectural  
treatment in the setback and on the 
building face minimize the impact of 
blank walls. 

Consider the placement of false 
windows and attractive advertising 
to break up and add interest to 
blank walls. 
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Tall Buildings (buildings more than 4 stories) 

Both combustible and non-combustible buildings for residential or  
mixed-uses over 4 storeys in height, including floors for parking partially or 
entirely above grade, shall fulfill/provide additional fire protection  
requirements beyond those required/prescribed in the British Columbia 
Building Code (BCBC) due to local firefighting capabilities. 

Limited Fire Protection 

Tall non-combustible buildings with enhancements are preferred; although, 
tall combustible buildings may be acceptable providing they have fire 
spread and propagation characteristics that are equal to or beyond those of 
non-combustible buildings.     

Form and Character Requirements: 

Additional requirements for tall buildings will be numerous and significant.  

Examples of acceptable fire protection enhancements to be incorporated 
into the character of such buildings include, but not limited to, the following: 
 non-combustible exterior cladding; 

 higher fire resistance rating for separation walls; 

 fire resistant stairwells and exits; 

 employ the Code requirements for high rise buildings, such as fire 
fighter’s elevator, voice communication systems, smoke control  
systems, and an emergency generator; 

 additional sprinklers; 

 employ a registered professional who specializes in the design and  
construction of tall wood frame buildings; 

 shear walls. 

Applications for non-combustible tall buildings are required to be reviewed 
by a qualified subjective third party that is acceptable to the Director of  
Operations & Development Services  or their designate to ensure  
reasonable fire protection is achieved, to be done at the developer’s  
expense. 

3. GUIDELINES FOR SITES WITH TALL BUILDINGS IN MULTIPLE  
RESIDENTIAL AND IN MIXED USE DEVELOPMENT PERMIT AREAS 
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Impact on Residential and Farm Areas 

The design and location of buildings, structures, parking and landscaping in 
a commercial, mixed use or industrial development shall discourage the 
generation of through traffic onto local residential street and further road 
expansion within the Agricultural Land Reserve.  

Integrity of City Streets and Traffic Flow 

Commercial, mixed use or industrial development is to be assessed for its 
impact on the traffic levels on nearby arterial and collector roads.  It is  
encouraged that building placement, driveway access locations, and on site 
vehicle queuing, be coordinated with turning restrictions, center medians, 
and road widening to accommodate the traffic generated to lessen the  
impact on traffic flow.  
 
Consider phasing of the floor area or number of dwelling units on a  
development site to lessen the impact on traffic on arterial and collector 
streets, particularly major intersections. 

4. GUIDELINES FOR TRAFFIC IMPACT 
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Part B:  AREA SPECIFIC GUIDELINES 

1. DEVELOPMENT PERMIT AREA NO. 1 –     
 ENVIRONMENT AND WILDFIRE PROTECTION AREA 

Purpose of this Part 

The area shown on Schedule 12B is designated as Development Permit 
Area No. 1 under Section 919.1 of the Local Government Act for the  
establishment and objectives and the provision of guidelines for  
environment and wildfire protection.    
 

Objectives 

The objectives of this development permit area are:  

 To minimize the impact of future development on the surrounding  
agricultural lowland areas, existing natural areas and wildlife corridors;  

 To ensure that future development will minimize erosion, prevent  
wildfire and respect the areas of geological concern.  

 

General Requirements  

All development applications must include a comprehensive development  
design package and a statement of intent that demonstrates how the  
proposed development meets the requirements outlined in the  
Development Permit Guidelines.  The design package should include the 
standard development application drawings required by the City and a 
landscape plan.  
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Guidelines 

The guidelines respecting the manner by which the objectives of the form and  
character designation shall be addressed are as follows: 

Building Form and Siting  

 Clustering of development may be permitted without altering the permitted  
density provided the number of units does not increase; 

 Lot grading should be kept to a minimum to ensure maintenance of the 
existing vegetation and to minimize erosion; 

 Building, structures and paved surface shall be sited to minimize cutting 
into slopes; 

 Use of retaining walls over 1.5 metres in height should be avoided; 

 Measures shall be implemented to manage stormwater so that the  
quantity, quality and rate of stormwater input to the receiving water does 
not vary from its pre-development stage; 

 No development shall be permitted within a streamside protection area 
unless permission for the development is obtained from the appropriate 
governing agency; 

 A buffer zone shall be established between all development and adjacent 
agricultural lands; 

 Safety measures shall be put in place to prevent and mitigate possible 
erosion, rockfall and landslide during all stages of development; 

 Buildings should be oriented to maximize opportunities for passive solar 
heating and natural lighting. 

 

Vegetation & Wildlife Management 

 Development should be integrated with existing trees wherever possible; 

 Existing vegetation needs to be preserved and/or restored in order to  
prevent erosion.  New vegetation that is introduced in the area should be 
native and should enhance the existing natural systems; 

 New development should minimize impact to habitat areas.  Existing  
wildlife habitat or corridors should be preserved to enable movement of 
wildlife; 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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 The City may require the following documentation in support of  
development applications: 

a) An environmental impact assessment report;  

b) Analysis of soils and their capacity to accommodate the proposed 
development undertaken by qualified professional engineer or  
geoscientist; 

c) Slope analysis including recommendations for appropriate building 
setbacks or stabilization approaches undertaken by professional 
engineer or geoscientist.  

 

Stormwater Management 

 New developments should minimize the amount of impervious surface.  
The use of permeable materials (e.g. gravel, paving stones) for parking 
areas, roads and sidewalks is recommended; 

 

 

 

 

 

 

 

 

 New developments are encouraged to install swales along the roads that 
slowdown, absorb and filter rain water; 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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Wildfire Hazards  

 New development should use fire-resistant materials and design that  
increase houses’ longevity.  Suggested materials are steel, asphalt, tile 
and ULC treated shanks for roofs, and stucco, metal, brick, concrete,  
aluminum or steel for siding; 

 Roofs should be steep in order not to collect leaves or tree needles.  The 
eaves around roofs should be boxed in and screen should cover attic vent 
openings.  

 

DEVELOPMENT PERMIT AREA EXEMPTIONS 

The requirement to obtain a development permit prior to commencing land 
development, including land clearing, re-contouring, subdivision and  
building construction shall not apply to emergency works including tree cutting 
necessary to remove an immediate danger or hazard, or to works undertaken 
by or on behalf of the City; 

A Development Permit will not be required for: 

 Internal or external renovations of existing single family homes; 

 Landscaping where the existing grade and natural surface drainage  
pattern is not altered; 

 Site improvements such as addition of walkways, bikeways and  
permeable paving; 

 Construction of a temporary sales centre less than 250 m² gross floor 
area incidental to a development for which a development permit has 
been granted; 

 The placement of a signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Construction of accessory buildings and additions to existing single family 
buildings pending compliance with the Land Use Bylaw and other relevant 
regulations and policies; 

 Renovations to the exterior of a building including repainting or refinishing 
of a building, roof repair, repair or replacement of windows and doors  
provided that their location is not altered. (Bylaw No. 2432, 2009) 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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2. DEVELOPMENT PERMIT AREA NO. 2 –    
 PITT MEADOWS MARINA    

Purpose of this Part 

This Part creates Development Permit Area No. 2 for the purposes of Section 
919.1 of the Local Government Act and designates that lot(s) legally described 
as:  

Parcel Identifier:  005-291-011,   

Lot 1 Sections 2 & 3 Block 6 North Range 1 East New Westminster District Plan 59960 

(“the land”)  

which is shown as Development Permit Area No. 2 on Schedule 12B.  

Pursuant to Section 919.1 of the Local Government Act, the land is hereby 
designated as an area for establishment of objectives and the provision of 
guidelines for the form and character for commercial development and for the 
protection of the natural environment, its ecosystems and biological diversity.   

No development may occur without the issuance of a Development Permit for 
such activity, unless otherwise provided for in these guidelines.   

Appropriate security shall be provided to ensure compliance with the  
Development Permit. “Development” is defined as follows:   

 removal, alteration, disruption or destruction of vegetation; 

 disturbance of soils; 

 construction of erection of buildings and structures; 

 creation of non-structural impervious or semi-impervious surfaces; 

 flood protection works; 

 construction of roads, trails docks, wharves and bridges; 

 provision and maintenance of sewer and water services; 

 development of drainage systems; 

 development of utility corridors; 

 subdivision as defined in Section 872 of the Local Government Act. 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        99                                                                Adopted September 2, 2008 

NATURAL ENVIRONMENT PROTECTION DESIGNATION 

Objectives 

The objective of this Development Permit Area is to mitigate disruption of the 
natural environment by any proposed development in this area and to guide 
prospective developers in selecting appropriate design concepts prior to  
making an application for project approval and by ensuring that any  
development of the land is in accordance with the Fish Protection Act and the 
Wildlife Act, and its regulations. 

Development and construction in this area shall be managed and enhanced, 
where practical, to protect fish, wildlife, and habitat functions.   

Areas may be designated free of development which shall remain  
undisturbed, and where necessary vegetate with plant materials that  
complement environmentally sensitive areas.  A restrictive covenant may be 
required to be registered under the Land Title Act acknowledging portions of 
the land to remain undisturbed and free from development. 
 

General Requirements 

An environmental assessment must be submitted as part of the Development 
Permit application.  This assessment shall consider all applicable  
environmental legislation, including but not limited to the Fish Protection Act 
and the Wildlife Act. 

Environmental documentation, at a minimum will include professionally  
prepared maps, plans, drawings and reports describing the impact of the  
proposed development on receiving environments indicating the following: 

 Information on proposed site drainage methods; 

 Protection of onsite watercourses, ponds and ditches, including setback  
requirements; 

 Information on proposed site drainage methods; 

 Identification of vegetation and wildlife communities including specific  
information on size, quantity and location of species identified as  
significant; 

 Area of the proposed development indicating proposed roads, RV pads, 
other impervious surfaces, building envelopes, paving, utilities and all 
other works, including proposed areas of clearing and tree removal; and 

 Monitoring during construction. 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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 A tree and vegetation retention plan prepared by a certified professional 
arborist, landscape architect or registered professional forester for all  
development proposals.  As a minimum trees to be retained shall be  
protected during construction by fencing at the drip line of the trees.  A 
restoration plan shall compensate for tree removal; 

 An erosion and sedimentation plan.  This plan shall include areas  
requiring placement of fill, areas where vegetation is to be cleared, and 
areas where vegetation is to be retained, and the location and extent and 
details of methods to control erosion and sedimentation during  
construction including: straw bale barriers, filter fabrics, silt fences,  
sediment basins, and stabilized construction entrances.  The standards 
for erosion and sediment control and site development practices  
contained within the “Land Development Guidelines for the Protection of 
Aquatic Habitat” (DFO/MELP, 1993) must be adhered to.   

 A grading plan showing the mitigation of development impacts.  Any fill 
must be inert material free of contaminants and must be placed so that it 
will not gain entry into any watercourse or storm sewer system. 

 

Guidelines  

 Wherever possible, preserve areas (including buffers) that contain plants 
or animal habitat which are designated as red-listed (endangered) or  
blue-listed (vulnerable) by the Conservation Data Centre (Ministry of  
Environment);  

 Water access shall be designed and constructed in already disturbed or 
lower quality habitat areas.  Limit access to quality habitat areas through 
use of signage, fencing, planting, etc; 

 The total impervious cover of the site shall minimize impact on the  
receiving aquatic environment.  A stormwater management plan shall be  
prepared by a qualified professional engineer for all development  
proposals.  Water quality control facilities must be incorporated into the 
stormwater disposal system in order to protect receiving waters and 
groundwater.  Stormwater runoff controls shall be installed in any new 
development so as to replicate the natural runoff regime through the use 
of low-impact development practices and techniques.  The controls could 
include, among others: on-site infiltration, storage in ponds or constructed 
wetland, sand filtration, creative road/curb configurations, pervious  
parking surfaces, etc. 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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 Sewage disposal utilities will need to be sited and designed by a qualified  
professional engineer to ensure no threat to the groundwater and adjacent  
watercourses.  The Ministry of Health and/or the Ministry of Environment 
will need to be consulted as part of the design, installation and operation 
of the proposed sewage disposal system.  An operations and emergency 
plan shall be provided by the system operator. 

 Onsite sewage facilities, if required, shall be located and designed to  
mitigate impacts of noise, odour and aesthetics on surrounding  
communities. 

 The development of land within the riparian assessment area (30 metres 
on both sides of the slough, or other watercourses, as measured from the 
high water mark) will not be approved as part of the development permit 
application process unless the development proceeds in accordance with 
the Fish Protection Act.   

 

DEVELOPMENT PERMIT AREA EXEMPTIONS  

A development permit will not be required for construction undertaken within 
the exterior walls of a principal building or for construction of a value less than 
$25,000.  The requirement to obtain a development permit prior to  
commencing land development, including land clearing, re-contouring,  
subdivision and building construction shall not apply to emergency works  
including tree cutting necessary to remove an immediate danger or hazard, or 
to works undertaken by or on behalf of the City.  

Construction or addition of a building or a structure with a floor area less than 
45 m2 that is not visible from any road, residential area, or public recreation 
area or path and is not located on or encroaching within the riparian  
assessment area.  (Bylaw No. 2432, 2009) 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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3. DEVELOPMENT PERMIT AREA NO. 3   
 OUTDOOR RECREATION  

The area shown on Schedule 12B is designated as Development Permit Area 
No. 3 under Sections 919.1 of the Local Government Act for the establishment 
of objectives and the provision of guidelines for the protection of agricultural 
lands.  
 

Objectives 

The objective of this development permit area is to protect agricultural lands 
from the impact of outdoor recreational uses.   
 

General Requirements 

All development applications must include a comprehensive development  
design package and a statement of intent that demonstrates how the  
proposed development meets the requirements outlined in the Development 
Permit Guidelines.  The design package should include in addition to the  
standard Development Application drawings required by the City, a landscape 
plan and a concept plan for signage.  
 

Guidelines  

Development Permits issued for this area should be in accordance with the 
following guidelines:  

 The exterior design and new finish of buildings should complement the 
rural character of the area using traditional colours, building materials and 
roof lines; 

 Lighting should be unobtrusive and in scale with the rural character of the 
area; 

 The amount of impervious paved surfaces should be minimized to  
increase the natural absorption of storm water; 

 A buffer zone should be created between outdoor recreational uses and 
agricultural areas.  A buffer zone should consist of a continuous  
landscaping along all lot lines.  The plant material selected for buffers 
should include low maintenance and indigenous vegetation.  Wherever 
possible, double rows of trees should be planted.  For the establishment 
of appropriate buffers, BC Agricultural Land Commission Report 
”Landscaped Buffer Specifications” should be considered; 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        103                                                                Adopted September 2, 2008 

 Recreational activities that may have an adverse impact on public safety 
should be fully contained within fenced areas; 

 Surface parking or roads abutting agricultural land should have a  
landscape buffer to separate the paved surface from the agricultural area; 

 The construction of ponds associated with golf courses should be  
accompanied by a water budget analysis to maximize retention of surface 
drainage generated within the site and to minimize use of supplementary 
sources (e.g., surface streams, groundwater); 

 Outdoor recreational uses should minimize the impact to habitat areas 
and the existing vegetation; 

 Outdoor recreational uses should minimize fertilizer implementation and 
irrigation demands; 

 Soil erosion and changes in vegetation pattern should be prevented  
during the development of outdoor recreational facilities; 

 

Development Permit Area Exemptions 

Development permit will not be required for: 

 Construction undertaken within the exterior walls of a principal  
building.  

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000.  (Major renovations to the exterior of a building involve 
the restoration or reconfiguration of a building’s whole façade and  
development permit guidelines fully apply to them); 

 Construction or addition of a building or a structure with a floor area less 
than 45 m² that is not visible from any road, residential area, or public  
recreation area or path; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and erection of new ones  
provided that they are in full compliance with the Sign Bylaw or an existing 
Development Permit; 

 Development applications that include subdivision only; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving. 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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4. DEVELOPMENT PERMIT AREA NO. 4   
 BUSINESS PARK 

Purpose of this Part 

This part creates Development Permit Area No. 4 for the purpose of Section 919.1 of 
the Local Government Act and designates the lot(s) legally described as: 

 Parcel Identifier:  000-720-020 

 Lot 61 Sections 12 Block 5 North Range 1 East New Westminster District 
 Plan 68181 
 

 Parcel Identifier:  025-907-867 

 Lot 2 Sections 12 Block 5 North Range 1 East New Westminster District 
 Plan BCP9735 
 

 Parcel Identifier:  025-667-971 

 Lot B Section 13 Block 5 North Range 1 East New Westminster District 
 Plan BCP5764 
 

 Parcel Identifier:  025-667-963 

 Lot A Section 13 Block 5 North Range 1 East New Westminster District 
 Plan BCP5764 
 

 Parcel Identifier:  023-596-899 

 Strata Lot 1 District Lot 254 Group 1 New Westminster District Plan 
 LMS2592 
 

 Parcel Identifier:  023-596-902 

 Strata Lot 2 District Lot 254 Group 1 New Westminster District Plan 
 LMS2592 
 

 Parcel Identifier:  011-338-385 

 Lot 1 District Lot 254 Group 1 New Westminster District Plan 8763 
 

 Parcel Identifier:  011-338-415 

 Lot 2 District Lot 254 Group 1 New Westminster District Plan 8763 
 

 Parcel Identifier:  011-338-458 

 Lot 4 District Lot 254 Group 1 New Westminster District Plan 8763 
 

The area shown on Schedule 12A is designated as Development Permit Area No. 4 
under Sections 919.1 of the Local Government Act for the establishment of objectives 
and the provision of guidelines for the form and character of  
Industrial Development. 
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Objectives 

The objectives of this development permit area are:  

 To encourage high standard industrial development that is cohesive and 
integrated into the surrounding environment; 

 To create sustainable and environmentally friendly development by  
applying green building technology and sustainable building practices. 

General Requirements 

 All development applications must include a comprehensive development 
design package and a statement of intent that demonstrates how the  
proposed development meets the requirements outlined in the  
Development Permit Guidelines.  The design package should include in 
addition to the standard Development Application drawings required by 
the City, a landscape plan and a concept plan for signage.  

Guidelines 

Development Permits issued for this area shall be in accordance with: 

 The South Harris Business Park Form and Character Design Guidelines 
in the Schedules section of this Plan; and 

 The guidelines that follow: 

Building Form & Character 

All buildings, structures, and expansions of additions shall be architecturally 
coordinated and should be planned in a comprehensive manner, giving  
consideration to the relationship between buildings and open areas, efficiency 
of the circulation system, visual impact and design compatibility with the  
surrounding developments.  

 Front façade shall be designed to be visually attractive by: 

a) Modulating the façade – stepping back or extending forward a portion 
of the façade; 

b) Changing materials, colors, patterns and textures within the building 
plane; 

c) Changing the rooflines to reinforce the façade modulation; 
d) Designing buildings with visually distinct bases, middles and upper 

storeys. 
 

 The front façade theme should be extended around the building walls that 
are visible from the side streets; 

 Main entrances to the buildings should be easily identified from streets or 
entry driveways; 
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 Offices, reception and other public use areas should be located at the 
front of buildings to face streets; 

 Shared service areas among buildings are encouraged (e.g. shipping and 
receiving, parking and outdoor lunch areas); 

 Rooftop equipment (satellite dishes, air conditioning) are required to be 
screened from public view or integrated within the building architecture; 

 Opportunities to display objects and symbols of industrial activities should 
be considered to increase public and visitors interests and awareness. 

 

Parking and Access  

 Where possible, parking should be provided at the rear of buildings; 

 Loading areas will be located at the side or rear of the buildings and 
should be screened from view. Where a loading area is facing the side 
yard, the overhead doors need to be integrated into the overall design of 
the building;  

 Parking areas and vehicle circulation need to be designed to avoid  
conflicts between trucks, heavy vehicles and passenger vehicles; 

 Pedestrian and cycling routes within industrial development need to be 
connected with routes in the surrounding areas. 

 

Landscaping and Screening 

 Landscaped islands should be used in parking areas to break-up large 
paved surfaces.  The islands should be a minimum of 1.8 m wide;  

 Trees and shrubs should be planted throughout the parking area to  
intercept precipitation, reduce surface heating, and enhance aesthetics of 
the area. Trees should be planted within parking areas at the following 
frequency:  

a) one tree per six parking stalls to be located in a minimum of 10 cubic 
metres of growing medium to allow maturity;   

b) two adjoining rows of parking stalls (front to front) will require a  
minimum of  one tree per bank of 12 parking stalls spaced no more 
than 18 meters between trees;   

c) the end of each single row of parking stalls will require a tree and a 
landscaped island between the end of parking stall and the adjacent 
drive aisle; 
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 Parking spaces should be designed in a way that a portion of the vehicle 
hangs over into a landscape strip where possible; 

 Landscaping should be used to identify entrances to the site and building; 

 Outside storage and staging areas should be screened with landscaping 
or screening finished in a manner consistent with the principal building; 

 Ancillary or secondary buildings should be screened on a site from public 
streets with dense planting.  

 

Green Technology Principles  

 Buildings should be oriented to maximize opportunities for passive solar 
heating and natural lighting; 

 Dual-flush toilets, electronic sensors on all lavatory faucets and low-flow 
shower heads should be considered in order to reduce the use of potable 
water; 

 The use of permeable materials for parking areas, roads and sidewalks is 
recommended;  

 Opportunities to re-circulate water, including collected stormwater and 
high quality wastewater should be investigated and incorporated into a 
development project where possible; 

 Parking and other paved areas should be designed to minimize the  
negative impacts on surface runoff volume and quality by installing oil/
water separators for high traffic areas and directing runoffs to bio-swales 
and bio-filtration strips.  

 

LEED Certification  

 New developments are encouraged to apply for LEED (Leadership in  
Energy and Environmental Design green building rating system)  
certification to assess the environmental sustainability of building design.  

 

Environmental Control  

 Industrial developments should be planned so that the uses and activities 
do not create nuisance such as the emission of odours, dust, fumes, noise 
or light pollution; 

 Garbage and waste material should be stored in waterproof and animal 
resistant containers that are visually screened from the public and  
employees.  
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Crime Prevention through Environmental Design (CEPTED) 

 The application of CEPTED principles for the building design, lighting, 
landscaping and other elements should be applied.   

 

DEVELOPMENT PERMIT AREA EXEMPTIONS 

Development Permit Area Exemptions 

Development permit will not be required for: 

 Construction undertaken within the exterior walls of a principal  
building.  

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000.  (Major renovations to the exterior of a building involve 
the restoration or reconfiguration of a building’s whole façade and  
development permit guidelines fully apply to them); 

 Construction or addition of a building or a structure with a floor area less 
than 45 m² that is not visible from any road, residential area, or public  
recreation area or path; 

 Construction of a temporary sales centre less that 250 m² gross floor area 
incidental to a development for which a development permit has been 
granted; 

 Placement of signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and erection of new ones  
provided that they are in full compliance with the Sign Bylaw or an existing 
Development Permit; 

 A proposed development is limited to subdivision; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving. 
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5. DEVELOPMENT PERMIT AREA NO. 5 -    
 INDUSTRIAL  

The area shown on Schedule 12A is designated as Development Permit Area 
No. 5 under Sections 919.1 of the Local Government Act for the establishment 
of objectives and the provision of guidelines for the form and character of  
Industrial Development. 
 

Objectives 

The objectives of this development permit area are:  

 To encourage a high standard industrial development that is cohesive and 
integrated into the surrounding area;  

 To control the interface between industrial and other uses in the area by 
implementing adequate buffering techniques.  

 

General Requirements 

All development applications must include a comprehensive development  
design package and a statement of intent that demonstrates how the  
proposed development meets the requirements outlined in the Development 
Permit Guidelines.  The design package should include in addition to the  
standard Development Application drawings required by the City, a landscape 
plan and a concept plan for signage.  
 

Guidelines 

Development Permits issued for this area shall be in accordance with the  
following guidelines:  

Building Form and Character 

 All buildings, structures, and expansions of additions shall be  
architecturally coordinated and should be planned in a comprehensive 
manner, giving consideration to the relationship between buildings and 
open areas, efficiency of the circulation system, visual impact and design 
compatibility with the surrounding developments; 

 Building façades adjacent to the Lougheed Highway should contain  
architectural elements that provide visual interest and reduce the massing 
of larger structures.  Architectural elements may include: façade  
modulation (i.e. building intervals that are stepped forward or back 0.5 to 
1.5 metres), façade enhancement (e.g. distinctive roof forms, reveals,  
cornices), and façade articulation (e.g. horizontal articulation of buildings 
greater than 7.0 metres in height to reduce visual massing); 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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 Building faces adjacent to the Lougheed Highway should have windows of 
a variety of sizes and shapes; 

 Main entrances to the buildings should be easily identified from entry 
driveways; 

 Service doors shall not be located on a building facade that faces the 
Lougheed Highway or a residential area; 

 Industrial buildings shall provide indoor and outdoor amenities for  
employees, such as lunch rooms and outdoor sitting areas; 

 Fences abutting residential sites should be constructed with materials in 
keeping with the fences generally used in residential areas; 

 Ancillary or secondary buildings and roof mechanical equipment shall be 
screened from public view with dense planting or integrated within the 
architecture; 

 Unenclosed storage areas should not be located beside or across from 
residential sites or in the vicinity of the highway.   

 

Parking and Access  

 Parking and loading spaces shall not be permitted in the area facing the 
Lougheed Highway; 

 Vehicle circulation shall be designed to avoid conflicts between heavy 
vehicles, trucks and passengers’ vehicles; 

 Development with more than one building on a site shall provide  
sidewalks and pathways connecting buildings on the site.   

 

Landscaping and Screening 

 Front or rear yards adjacent to the Lougheed Highway shall be screened 
by substantial landscaping.  Solid fences in place of landscaping are not 
permitted; 

 Trees and shrubs should be planted throughout the parking area to  
intercept precipitation, reduce surface heating, and enhance aesthetics of 
the area; 

 Service areas, unenclosed storage areas  and garbage containers should 
be screened from views by intensive landscaping; 
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 Landscape areas should include water efficient plants that require a  
minimum use of water; 

 Landscaping should be used to identify entrances to the site and  
buildings.  

 

Green Technology Principles  

 Buildings should be oriented to maximize opportunities for passive solar 
heating and natural lighting; 

 Dual-flush toilets, electronic sensors on all lavatory faucets and low-flow 
shower heads should be considered in order to reduce the use of potable 
water; 

 The use of permeable materials for parking areas, roads and sidewalks is 
recommended; 

 Opportunities to re-circulate water, including collected stormwater and 
high quality wastewater should be investigated and incorporated into a 
development project where possible; 

 Parking and other paved areas should be designed to minimize the  
negative impacts on surface runoff volume and quality by installing oil/
water separators for high traffic areas and directing runoffs to bio-swales 
and bio-filtration strips; 

 

LEED Certification  

 New developments are encouraged to apply for LEED (Leadership in  
Energy and Environmental Design green building rating system)  
certification to assess the environmental sustainability of building design.  

 

Environmental Control  

 Garbage and waste material should be stored in waterproof and animal 
resistant containers that are visually screened from the public and  
employees; 

 Where industrial sites abut residential areas, the setbacks shall be  
increased to reduce impacts such as noise, odour, or shadow from  
industrial buildings.  The area between industrial development and  
residential sites shall contain a landscape buffer; 

 Illumination on industrial buildings should be designed to avoid light spill 
on adjacent residential properties and the Lougheed Highway.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  
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Crime Prevention Through Environmental Design (CEPTED) 

 The application of CEPTED principles for the building design, lighting, 
landscaping and other elements are encouraged. 

 

DEVELOPMENT PERMIT AREA EXEMPTIONS 

Development permit will not be required for: 

 Construction undertaken within the exterior walls of a principal  
building; (Bylaw No. 2432, 2009) 

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000.  (Major renovations to the exterior of a building involve 
the restoration or reconfiguration of a building’s whole façade and  
development permit guidelines fully apply to them); 

 Construction or addition of a building or a structure with a floor area less 
than 600 m² that is not visible from the Lougheed Highway, residential 
area, or public recreation area or path;  (Bylaw No. 2432, 2009) 

 Construction of a temporary sales centre less that 250 m² gross floor area 
incidental to a development for which a development permit has been 
granted; 

 Placement of signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and erection of new ones  
provided that they are in full compliance with the Sign Bylaw or an existing 
Development Permit; 

 A proposed development is limited to subdivision; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving; 

 Construction or addition of a building or structure related to rail yard use.  
(Bylaw No. 2432, 2009) 
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6. DEVELOPMENT PERMIT AREA NO. 6 -   
 COMMUNITY COMMERCIAL  

Purpose of this Part 

The area shown on Schedule 12A is designated as a Development Permit 
Area No. 6 under Section 919.1 of the Local Government Act for the  
establishments and objectives and the provision of guidelines for the form and 
character of commercial development.  
 

Objectives 

 To create a vibrant community commercial area that is consistent in form 
and character with the Towncentre; 

 To control the interface between commercial uses and the Lougheed 
Highway by implementing adequate buffering and design techniques.  

 

General Requirements 

 All development applications must include a comprehensive development 
design package and a statement of intent that demonstrates how the  
proposed development meets the requirements outlined in the  
Development Permit Guidelines.  The design package should include in 
addition to the standard Development Application drawings required by 
the City, a landscape plan and a concept plan for signage.  

 

Guidelines 

The guidelines respecting the manner by which the objectives of the form and 
character designation shall be addressed are as follows: 

Siting and Access  

 New commercial buildings shall be architecturally coordinated and shall 
be planned in a comprehensive manner, giving consideration to the  
relation between buildings, open areas, building height, site coverage, 
yard setback, efficiency of circulation systems, visual impact, and design 
compatibility with the developments within the Towncentre;  

 New commercial buildings shall front Harris Road in order to create the 
defined street edges common to vibrant and attractive pedestrian areas;  
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 All buildings shall be located near the front property line.  Only if the  
building features include a continuous boardwalk, public seating area and/
or other public amenity along its frontage, will a larger building setback be 
accepted;   

 Loading spaces shall not be permitted in front yards; 

 Drive-thru facilities shall not be permitted in this development permit area.  
 

Exterior Design and Finish  

 New commercial buildings shall be designed for a pedestrian scale with 
the first storey architecturally differentiated from upper floors; 

 Building faces shall provide visual interest by means of articulation using 
variable setbacks, fenestration, vertical elements and changes in materi-
als/colors;  

 Commercial buildings shall have a pitched roofline, with a minimum slope 
of 5 in 12.  The pitched roof shall extend for full length of the building and 
may include false mansards or parapets; 

 The main entrances of the buildings shall be clearly identified by  
canopies, gateways, landscaping, lighting, or special paving or entry  
walkways;   

 Accessory buildings, fencing, signage and railings shall be compatible 
with the colour scheme of the site’s principal building; 

 Mechanical equipment shall be screened or integrated within roof forms in 
a manner consistent with the overall architecture of the building; 

 Garbage/recycling containers, utility boxes, fans, vents and open storage 
areas shall be screened from public views.   

 

Pedestrian Environment and Building Frontages  

 Commercial buildings and frontage design shall create an attractive  
pedestrian environment.  The pedestrian experience will be enhanced 
through easily identifiable building entrances, narrow commercial  
storefronts, shop fronts with clear un-tinted glazing, concentration of  
signage at pedestrian eye level, attractive landscaping, street furniture 
and well-defined pedestrian corridors and crossings; 
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 New commercial buildings shall have windows of a variety of sizes and 
shapes on all building faces.  Front façade windows should be decorated 
more elaborately than the windows on other elevations.  Contrast trim 
shall be used to outline windows, doors, parapets and other building  
details.  

 

 

 

 

 

 

 

 

 

 

 

 

Parking and Vehicular Access  

 Parking provided at street level shall not be located within any front yard 
or side yard facing a street; 

 Car access will not be permitted from the Lougheed Highway;  

 Shared parking facilities and shared access points to these facilities are 
encouraged to reduce the amount of curb- cuts and to avoid interference 
with the pedestrian circulation in the area.    

 

Landscaping 

Landscape planting shall: 

 provide definition for pedestrian corridors; 

 present a pleasing street image; 

 soften the transition between adjacent land uses; and 
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 Create interesting views and focal points into and out of the site for  
pedestrians, drivers, tenants, and adjacent sites. 

 

 

 

 

 

 

 

 

 

 

 Landscaping shall be planned so that driving sight lines are maintained 
from adjacent roads, maneuvering aisles, and parking lots; 

 New commercial developments at the corner of the Lougheed Higway and 
Harris Road require a landscaping buffer along the Lougheed Highway in 
order to mitigate the noise and soften visual impact from the road.   

 Parking areas visible from streets and adjacent buildings shall  
be screened by landscaping in such a way that a reasonable level of  
public surveillance is allowed.  Solid fencing in place of landscaping is not 
permitted; 

 Tree plantings within surface parking lots shall be required to reduce the 
visual impacts of large paved areas, stormwater runoff and ‘heat island’ 
effects.  

 Native trees and plants should be used where possible; 

 All vegetation used for landscaping shall be mature and of a quality  
acceptable to the City.  All planting must comply with the standards of, or 
similar to, those endorsed by the B.C. Society of Landscape Architects 
(B.C.S.L.A.) and the B.C. Nursery Trades Association (B.C.N.T.A.) and 
which are specified in the British Columbia Landscape Standard (1984) or 
as it may be amended; 

 All landscaping materials, other than vegetation, shall be “non-skid” type 
and of durable quality.  
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Green Building Design Principles 

 Orient buildings to maximize opportunities for passive solar heating and 
natural lighting;  

 Implement natural ventilation and cooling systems; 

 Limit the use of potable water for landscaping irrigation. Consider using 
captured rainwater, recycled water and other non-potable water;  

 Consider using dual-flush toilets, electronic sensors on all lavatory faucets 
and low-flow shower heads to reduce the use of potable water;  

 Use permeable materials for parking areas, roads and sidewalks  
wherever possible;  

 Use re-circulated water, including collected stormwater and high quality 
wastewater where possible;  

 Parking and other paved areas should be designed to minimize the  
negative impacts on surface runoff volume and quality by installing oil/
water separators for high traffic areas and directing runoff to infiltration  
chambers.  

 

Signage and Lighting 

 Signage shall be integrated with the design of the building, shall be at 
ground level only, and its size and design shall complement the scale and 
architectural detail of the building.   

 The location and design of signage shall be incorporated into the  
Development Permit application.   

 Applications for individual tenant signage submitted later shall  
demonstrate how the proposal is compatible with the building architecture 
and the surrounding area.   

 Free standing signs on Harris Road shall be limited to a height of 1.8  
metres (6 ft) from grade.  The base of the sign shall be surrounded by 
landscaping.  Artificial turf and chain link fencing are not acceptable.   

 Exterior illumination shall be provided as a means to provide aesthetic 
accent and to enhance personal safety through natural surveillance in low 
light conditions.   
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Safety and Security 

All developments shall be designed for safety and security by incorporating 
the principles and guidelines of Crime Prevention Through Environmental  
Design (CPTED), particularly with respect to: 

● access control; ● surveillance; 
● territoriality;  ● maintenance 

 

LEED Certification  

New developments are encouraged to apply for LEED Certification 
(Leadership in Energy and Environmental Design green building rating  
system) to asses the environmental sustainability of building design. 

DEVELOPMENT PERMIT AREA EXEMPTIONS 

A development permit shall not be required for: 

 Construction undertaken within the exterior walls of a principal building or 
structure; 

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000 for all uses except for gas stations for which the  
renovations shall not exceed a value of $10,000. (Bylaw No. 2432, 2009)  
(Major renovations to the exterior of a building involve the restoration or 
reconfiguration of a building’s whole façade and development permit 
guidelines fully apply to them); 

 Construction of a temporary sales centre less that 250 m² gross floor area 
incidental to a development for which a development permit has been 
granted; 

 Placement of signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and erection of new ones  
provided that they are in full compliance with the Sign Bylaw or an existing 
Development Permit; 

 A proposed development is limited to subdivision; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving; 

 Construction or addition of not more than one building or structure with a 
floor area less than 20m² that is not visible from any road, public  
recreation area or path  (Bylaw No. 2432, 2009) 
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7. DEVELOPMENT PERMIT AREA NO. 7 -    
 TOWNCENTRE COMMERCIAL  

Purpose of this Part 

The area shown on Schedule 12A is designated as a Development Permit 
Area No. 7 under Section 919.1 of the Local Government Act for the  
establishments and objectives and the provision of guidelines for the form and 
character of mixed residential/commercial development in the Town Centre 
Commercial area. 
 

Objectives 

 To reinforce the role of Harris Road south of Lougheed Highway as the 
Town Centre of the community through the creation of a distinctive,  
pedestrian friendly area that combines service, commercial and residential 
uses with public gathering and outdoor spaces; 

 To ensure consistency in form, massing, and siting of new development; 

 To control the interface between residential and commercial use by  
requiring consideration of the potential impacts of mixing land uses,  
implementing adequate buffering between land uses, and regulating the 
proportion of structures.  

 

Guidelines:  

The guidelines respecting the manner by which the objectives of the form and 
character designation shall be addressed are as follows: 
 

MIXED RESIDENTIAL/COMMERCIAL DEVELOPMENT 

Building Form and Siting  

 All buildings, structures, and expansions or additions thereto shall be  
architecturally coordinated and shall be planned in a comprehensive  
manner, giving consideration to the relation between buildings, open  
areas and other features, building height, site coverage, yard setback, 
efficiency of circulation systems, visual impact, and design compatibility 
with the surrounding developments, including heritage buildings; 
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 New buildings adjacent to existing small scale buildings should be  
designed to ensure privacy and livability for all properties; 

 The design and siting of buildings should take into account noise sources 
from railway, highway or adjacent areas.  Non-residential uses should be 
located closer to sources of noise;  

 All buildings shall be located near the front property line.  Only if the  
building features include a continuous boardwalk, public seating area and/
or other public amenity along its frontage, will a larger building setback be 
accepted;   

 Buildings on corner sites shall front both street edges and shall be 
massed towards the intersection.  Building elevations visible from streets 
shall be finished as the front elevation;  

 Ground floor residential units located at or near grade on streets and  
public pathways shall be raised a minimum of 0.6 metres (2 feet) to aid in 
the provision of privacy of the dwelling units; 

 In order to ensure that a maximum number of units have been provided 
with good sun exposure, all two and more storey proposals shall be  
required to provide an analysis of the effects of solar orientation;  

 All residential dwelling units shall be provided with outdoor space in the 
form of balconies, decks and/or patios, which shall not protrude beyond 
the frontal plane of the commercial ground floor. 

 

Exterior Design and Finish  

 Street facing façades of buildings on Harris Road shall be designed for a 
pedestrian scale with the first storey architecturally differentiated from  
upper floors; 

 The main entrances of the buildings shall be clearly identified by  
canopies, gateways, landscaping, lighting, or special paving or entry  
walkways;   

 Building faces shall provide visual interest by means of articulation using 
variable setbacks, fenestration, vertical elements, changes in materials/
colors and creative design of balconies; 

 Exterior finish of buildings shall be high quality to ensure integrity of the 
building envelope and to present an attractive appearance.  Stucco siding 
shall be restricted to no more than 25% of any given elevation;  
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 Colours of buildings should reflect the common colour palette of the sur-
rounding area.  A range of colours within a traditional palette is accept-
able.  Contrast trim should be used to outline windows, doors, parapet 
and gable edges, and other building details;  

 Accessory buildings, fencing, signage and railings shall be compatible 
with the colour scheme of the site’s principal building; 

 Low rise buildings shall have a pitched roofline, with a minimum slope of 5 
in 12.  The pitched roof shall extend for full length of the building and may 
include false mansards or parapets; 

 Mechanical equipment shall be screened or integrated within roof forms in 
a manner consistent with the overall architecture of the building; 

 Garbage/recycling containers, utility boxes, fans, vents and open storage 
areas shall be screened from public views.   

 

Pedestrian Environment and Building Frontages  

 Building and frontage design in the Town Centre shall create an attractive 
pedestrian environment.  The pedestrian experience will be enhanced 
through easily identifiable building entrances, narrow commercial  
storefronts, shop fronts with clear un-tinted glazing, concentration of  
signage at pedestrian eye level, attractive landscaping, street furniture 
and well-defined pedestrian corridors and crossings; 

 

 

 

 

 

 

 

 

 

 

 Where stores have bigger frontages, visual monotony along the building 
faces will be avoided by means of variations in the design, colour and  
texture of the façade, as well as the provision of numerous entrances in 
large frontage buildings; 
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 Buildings shall provide weather protection over building entrances and 
building frontages.  

 

 

 

 

 

 

 

 

 

Commercial Development 

The following guidelines will be considered together with other guidelines for 
this Development Permit Area: 

 Free standing commercial buildings within an outdoor mall setting should 
attempt to present an individuated roofline wherever possible.  If this is not 
possible, the continuous roofline along the length of the mall should  
include some roofline features which break up the image of one flat  
continuous roofline; 

 Free standing commercial buildings should have rooflines which have a 
pitched roof silhouette.  Gable, mansard and hipped roofs facing either the 
front or flanking street are encouraged.  Pitched roofs shall have a  
minimum slope of 5 in 12; 

 New commercial buildings shall have windows of a variety of sizes and 
shapes on all building faces.  Front façade windows should be decorated 
more elaborately than the windows on other elevations.  Contrast trim 
shall be used to outline windows, doors, parapets and other building  
details;  

 Commercial buildings located outside an outdoor mall setting shall be  
located at or near the front property line.  Only if the building features  
include a continuous boardwalk, public seating area and/or other public 
amenity along its frontage, will a larger building setback be accepted; 

 Store frontages of commercial buildings should remain relatively small 
wherever possible.  Visual diversity along the building face shall be 
achieved by means of variations in the design, colors, and/or texture of 
the façade as well as the provision of several entrances in larger frontage 
buildings. 
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Parking and Vehicular Access  

 Parking for buildings built at residential densities of 60 or more units per 
net hectare will be encouraged to locate in underground structures;  

 Where lane access is available, access to a residential parking area from 
a street shall not be permitted; 

 Where surface visitor parking spaces for residential buildings are provided 
at the rear of the property, there must be direct access from the parking 
area to an entrance to the building; 

 Parking provided at street level shall not be located within any front yard 
or side yard facing a street; 

 Individual residential unit driveway access shall not be permitted on Harris 
Road. 

 

Landscaping 

Landscape planting shall: 

 provide definition for pedestrian corridors; 

 delineate private and semi-private space from public space; 

 present a pleasing street image; 

 soften the transition between adjacent land uses; and 

 create interesting views and focal points into and out of the site for  
pedestrians, drivers, tenants, and adjacent sites; 

 

 

 

 

 

 

 

 

 

 Landscaping shall be planned so that driving sight lines are maintained 
from adjacent roads, manoeuvring aisles, and parking lots; 
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 Parking areas visible from streets and adjacent residential buildings shall 
be screened by landscaping in such a way that a reasonable level of  
public surveillance is allowed.  Solid fencing in place of landscaping is not 
permitted; 

 Parking areas should be inter-planted with trees;  

 Retention of mature trees is encouraged; 

 Native trees and plants should be used where possible; 

 All vegetation used for landscaping shall be mature and of a quality  
acceptable to the City.  All planting must comply with the standards of, or 
similar to, those endorsed by the B.C. Society of Landscape Architects 
(B.C.S.L.A.) and the B.C. Nursery Trades Association (B.C.N.T.A.) and 
which are specified in the British Columbia Landscape Standard (1984) or 
as it may be amended; 

 All landscaping materials, other than vegetation, shall be “non-skid” type 
and of durable quality.  

 

Green Building Design Principles 

 Orient buildings to maximize opportunities for passive solar heating and 
natural lighting; 

 Implement natural ventilation and cooling systems; 

 Consider the use of ‘the green roof technology’ to reduce site stormwater 
runoff, reduce energy costs and enhance the livability of outdoor spaces;  

 Limit the use of potable water for landscaping irrigation. Consider using 
captured rainwater, recycled water and other non-potable water;  

 Consider using dual-flush toilets, electronic sensors on all lavatory faucets 
and low-flow shower heads to reduce the use of potable water;  

 Use permeable materials for parking areas, roads and sidewalks  
wherever possible; 

 Use re-circulated water, including collected stormwater and high quality 
wastewater where possible; 

 Parking and other paved areas should be designed to minimize the  
negative impacts on surface runoff volume and quality by installing oil/
water separators for high traffic areas and directing runoff to infiltration 
chambers or bio-filtration strips. 
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Signage and Lighting 

 Signage shall be integrated with the design of the building, shall be at 
ground level only, and its size and design shall complement the scale and 
architectural detail of the building; 

 The location and design of signage shall be incorporated into the  
Development Permit application; 

 Applications for individual tenant signage submitted later shall  
demonstrate how the proposal is compatible with the building architecture 
and the surrounding area; 

 Free standing signs in the Towncentre area shall be limited to a height of 
1.8 metres (6 ft) from grade.  The base of the sign shall be surrounded by 
landscaping.  Artificial turf and chain link fencing are not acceptable; 

 Exterior illumination shall be provided as a means to provide aesthetic 
accent and to enhance personal safety through natural surveillance in low 
light conditions.  Illumination shall be designed to avoid light spill on  
adjacent properties. 

 

Safety and Security 

All developments shall be designed for safety and security by incorporating 
the principles and guidelines of Crime Prevention Through Environmental  
Design (CPTED), particularly with respect to: 

 access control; 

 surveillance; 

 territoriality; and 

 maintenance 
 

LEED Certification  

New developments are encouraged to apply for LEED Certification 
(Leadership in Energy and Environmental Design green building rating  
system) to asses the environmental sustainability of building design. 
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DEVELOPMENT PERMIT AREA EXEMPTIONS 

A development permit shall not be required for: 

 Construction undertaken within the exterior walls of a principal building or 
structure; 

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000 for all uses except for gas stations for which the  
renovations shall not exceed a value of $10,000.  (Bylaw No. 2432, 2009)  
(Major renovations to the exterior of a building involve the restoration or 
reconfiguration of a building’s whole façade and development permit 
guidelines fully apply to them); 

 Construction of a temporary sales centre less that 250 m² gross floor area 
incidental to a development for which a development permit has been 
granted; 

 Placement of signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Exterior building envelope repairs covered under the Homeowner  
Protection Act, SBC1998; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and erection of new ones  
provided that they are in full compliance with the Sign Bylaw or an existing 
Development Permit; 

 A proposed development is limited to subdivision; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving; 

 Construction or addition of not more than one building or structure with a 
floor area less than 20m² that is not visible from any road, public  
recreation area or path  (Bylaw No. 2432, 2009) 
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8. DEVELOPMENT PERMIT AREA NO. 8 -      
 SOUTH LOUGHEED COMMERCIAL  
 

Purpose of this Part 

The area shown on Schedule 12A is designated as a Development Permit 
Area No. 8 under Section 919.1 of the Local Government Act for the  
establishments and objectives and the provision of guidelines for the form and 
character of commercial development.  
 

Guidelines 

SECTION 1 

Aesthetic Character 
 

Façades and Exterior Walls 

 Façades should be articulated to reduce the massive scale and the  
uniform impersonal appearance of large retail buildings and provide visual 
interest that will be consistent with the community's identity character and 
scale; 

 Façades greater than 100 feet in length, measured horizontally, shall  
incorporate wall plane projections or recesses having a depth of at least 
3% of the length of the façade and extending at least 20% of the length of 
the façade.  No uninterrupted length of any façade shall exceed 100  
horizontal feet; 

 Ground floor façades that face public streets shall have arcades, display 
windows, entry areas, awnings, or other such features along no less than 
60% of their horizontal length; 

 

Smaller Retail Stores 

 The presence of smaller retail stores gives a centre a friendlier  
appearance by creating variety, breaking up large expanses, and  
expanding the range of activities on the site.  Windows and window  
displays of such stores should be used to contribute to the visual interest 
of exterior façades.  The standards presented in this section are directed 
toward those situations where additional, smaller stores, with separate, 
exterior customer entrances are located in the principal buildings; 
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 Principal buildings that contain additional, separately owned stores, which 
occupy less than twenty-five thousand (25,000) square feet of gross floor 
area, with separate, exterior customer entrances should implement the 
following:  

a) the street level façade of such stores shall be transparent between 
the height of three feet and eight feet above the walkway grade for no 
less than 60% of the horizontal length of the building façade of such 
additional stores; 

b) windows shall be recessed and should include visually prominent sills, 
shutters or other such forms of framing. 

 

Detail Features 

 Buildings should have architectural features and patterns that provide  
visual interest at the scale of the pedestrian, reduce massive aesthetic 
effects and recognize local character; 

 Building facades must include a repeating pattern that shall include no 
less than three of the elements listed below.  At least one of these  
elements shall repeat horizontally; 

 All elements shall repeat at intervals of no more than thirty (30) feet, either 
horizontally or vertically: 

 colour change; 

 texture change; 

 material module change 

 expression of architectural or structural bay through a change in 
plane no less than 12 inches in width, such as an offset, reveal or 
projecting rib. 

 

Roofs 

 Variations in rooflines should be used to add interest to and reduce the 
massive scale of large buildings.  Roof features should complement the 
character of adjoining neighbourhoods; 

 Roofs shall have no less than two of the following features: 

a) parapets concealing flat roofs and rooftop equipment such as HVAC 
units from public view.  The average height of such parapets shall not 
exceed 15% of the height of the supporting wall and such parapets 
shall not at any point exceed one-third of the height of the supporting 
wall.  Such parapets shall feature three dimensional cornice  
treatment; 
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b) overhanging eaves, extending no less than three feet past the  
supporting walls; 

c) sloping roofs that do not exceed the average height of the supporting 
walls, with an average slope greater than or equal to one foot of  
vertical rise for every one foot of horizontal run, and less than or equal 
to one foot of vertical rise for every one foot of horizontal run; 

d) three or more roof slope planes 
 

Materials and Colours 

 Predominant exterior building materials shall be high quality.  These  
include, without limitation: brick, wood, sandstone, other native stone 
tinted and textured, concrete masonry units; 

 Façade colours shall be low reflectance, subtle, neutral, or earth tone  
colours.  The use of high intensity colours, metallic colours, black or  
florescent colours are prohibited; 

 Building trim and accent areas may feature brighter colours, including  
primary colours, but neon tubing shall not be an acceptable feature for 
building trim or accent areas; 

 Exterior building materials should not include the following: smooth-faced 
concrete block, tilt-up concrete panels, pre-fabricated steel panels.  

 

Entryways 

 Entryway design elements and variations should give orientation and  
aesthetically pleasing character to the building.  The standards identify 
desirable entryway design features; 

 Each principle building on a site shall have clearly defined, highly  
visible customer entrances featuring no less than three of the following:  

 canopies or porticos; 

 overhangs; 

 recesses/projections; 

 arcades; 

 raised cornice parapets over the door; 

 peaked roof forms; 

 arches; 

 outdoor patios 
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 display windows; 

 architectural details such as tile work and moldings which are  
integrated into the building structure and design; 

 integral planters or wing walls that incorporate landscaped areas 
and/or places for sitting. 

 

Back and Side Façades 

All façades of a building which are visible from adjoining properties and/or 
public streets should contribute to the pleasing scale features of the building 
and encourage community integration by featuring characteristics similar to 
the front façade. 

 

SECTION 2 

Site Design and Relationship to the Surrounding Community 
 

Entrances 

All sides of a principal building that directly face an abutting public traffic  
thoroughfare shall feature at least one customer entrance.  Where a principal 
building directly faces more than two abutting public thoroughfares, this  
requirement shall apply only to two sides of the building, including the side of 
the building facing the primary thoroughfare, and another side of the building 
facing a second thoroughfare. 
 

Parking Lot Orientation 

Parking areas should provide safe, convenient, and efficient access.  They 
should be distributed around large buildings in order to shorten the distance to 
other buildings and public sidewalks and to reduce the overall scale of the 
paved surface. 
 

Outdoor Storage, Trash Collection and Loading Areas 

 Areas for outdoor storage, truck parking, trash collection or compaction, 
loading, or other such uses shall not be visible from abutting residential 
areas or traffic thoroughfares; 

 No areas for outdoor storage, trash collection or compaction, loading or 
other such uses shall be located within twenty (20) feet of any public  
thoroughfares, public sidewalk, or internal pedestrian way; 
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 Loading docks, truck parking, outdoor storage, utility meters, HVAC  
equipment, trash collection, trash compaction, and other service functions 
shall be incorporated into the overall design of the building and the  
landscaping so that the visual and acoustic impacts of these functions are 
fully contained and out of view from adjacent properties and public  
thoroughfares, and no attention is attracted to the functions by the use of 
screening materials that are different from or inferior to the principal  
materials of the building and landscape; 

 Non-enclosed areas for the storage and sale of seasonal inventory shall 
be permanently defined and screened with walls and/or fences.   

 

Pedestrian Flows 

 Continuous internal pedestrian walkways, no less than eight feet in width, 
shall be provided from the public sidewalk or right-of-way to the principal 
customer entrance of all principal buildings on the site; 

 Internal pedestrian walkways shall provide weather protection features 
such as awnings or arcades within thirty (30) feet of all customer  
entrances; 

 All internal pedestrian walkways shall be distinguished from driving  
surfaces through the use of durable, low maintenance surface materials, 
bricks, or scored concrete to enhance pedestrian safety and comfort, as 
well as the attractiveness of the walkways. 

 

Central Features and Community Spaces  

 Buildings should offer attractive and inviting pedestrian scale features, 
spaces and amenities.  Entrances and parking lots should be configured 
to be functional and inviting with walkways conveniently tied to logical 
destinations.  Bus stops and drop-off/pick-up points should be considered 
as integral parts of the configuration; 

 Pedestrian ways should be anchored by special design features such as 
towers, arcades, porticos, pedestrian light standards, planter walls, and 
other architectural elements that define circulation ways and outdoor 
spaces, examples include outdoor spaces and plazas, patios, courtyards 
and window shopping areas; 

 

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        132                                                                  Adopted September 2, 2008  

 

DEVELOPMENT PERMIT AREA EXEMPTIONS 

A development permit shall not be required for: 

 Construction undertaken within the exterior walls of a principal building or 
structure. 

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000 for all uses except for gas stations for which the  
renovations shall not exceed a value of $10,000. (Bylaw No. 2432, 2009)  
(Major renovations to the exterior of a building involve the restoration or 
reconfiguration of a building’s whole façade and development permit 
guidelines fully apply to them); 

 Construction or addition of a building or a structure with a floor area less 
than 45 m² that is not visible from any road, residential area, or public  
recreation area or path; 

 Construction of a temporary sales centre less that 250 m² gross floor area 
incidental to a development for which a development permit has been 
granted; 

 Placement of signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and erection of new ones  
provided that they are in full compliance with the Sign Bylaw or an existing 
Development Permit; 

 A proposed development is limited to subdivision; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving. 
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9. DEVELOPMENT PERMIT AREA NO. 9 -  
 MULTI-FAMILY DEVELOPMENT    
 

Purpose of this Part 

This part creates Development Permit Area No.9 for the purpose of Section 
919.1 (e) and (f) of the Local Government Act as it applies to all intensive and 
multi-family residential development for densities greater than 30 units per 
gross hectare with fee simple or strata lots. 

The area shown on Schedule 12A is designated as a Development Permit 
Area No. 9 under Section 919.1 of the Local Government Act for the  
establishments and objectives and the provision of guidelines for the form and 
character of intensive residential and multi-family residential development. 
 

Objectives 

 To facilitate the orderly development of the area and encourage  
coordination of siting, form and volume of intensive residential and  
multi-family residential buildings and their areas for parking, storage, and 
landscaping; 

 To provide for the construction of intensive and multi-family residential 
development that is of a form and character that is compatible and  
complementary to those of adjacent development including multi-family 
and other residential and mixed use development; and 

 To encourage attractive residential streetscapes and landscapes,  
including through appropriate road design and landscape treatments of 
boulevards so as to minimize the impact of roadways, to the extent  
possible on the neighbourhood. 

 

General Requirements 

 All development applications must include a comprehensive design  
package and a letter of intent that demonstrates how the proposed  
development meets the requirements outlined in the Design Guidelines.   

 The design package should include, in addition to the standard  
Development Application drawings required by the District, a landscape 
plan and a concept plan for signage design.  
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Guidelines 

The guidelines respecting the manner by which the objectives of the form and 
character designation will be addressed are as follows: 

Character of Buildings 

 All buildings and structures and additions thereto shall be architecturally 
coordinated and should be planned in a comprehensive manner giving 
consideration to efficiency of circulation, relationship between buildings, 
visual impact and design compatibility with surrounding development; 

 Planning of all buildings subject to this Development Permit shall be made 
with due consideration to the relationship between building height, site 
coverage, yard setbacks, architectural style and landscape character, in 
relation to surrounding properties, streets and other features; 

 Buildings shall be designed with wall, roof and ground plane materials that 
are durable, authentic and of a high quality; 

 Buildings of two or more storeys in height should express the individuality 
of units through vertical expression of façades. 

 Main entrances to multi-family residential buildings should be clearly  
identified in the streetscape.  Entrance definition may be achieved by 
canopies, gateways, landscaping, lighting, or special paving or entry  
walkways; 

 Where the development faces the street, regardless of form or density, 
ground floor units should have individual front doors that access directly 
and are visible from the street.  On elevations visible from the street, large 
expanses of blank wall should be avoided; 
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 Ground floor units located at or near grade on streets and public pathways 
should be raised a minimum of 0.6 metres (2 feet) to aid in the provision 
of privacy of the dwelling units; 

 The presence of garage doors along roadways should be minimized.  
Where the siting of garage doors along a roadway can not be avoided the 
garage door should be recessed a minimum of 0.6 metres (2 feet) behind 
the main building façade.  Garage entries should be considered as part of 
the overall design program and should include some glazing. 

 

Siting and Access 

 Buildings should not back onto public roads.  Any fencing along public 
roads must provide for direct pedestrian access to the residential units; 

 Articulation of the building façades through the use of variable setbacks is 
required for all front elevations regardless of the form, and all rear and 
side elevations for attached multi-family development; 

 Roadways should provide efficient circulation, encourage appropriate 
speed through physical design, and the pedestrian realm should be 
clearly defined and acknowledged through the use of alternative materials 
and enhanced physical design; 

 Parking is to be accommodated with garages/carports and driveways or 
discrete parking areas.  Where visitor parking or common parking areas 
are required pursuant to Zoning Bylaw No. 2505, 2011 several small sites 
rather than a few large sites should be used wherever possible; 

 Buildings may require articulation to reduce opportunities for households 
to overlook each other’s private areas; 

 Variation in unit size, design and siting within groupings of units should be 
provided; 

 Public Spaces should be designed to receive sunlight all year; 

 In order to ensure that a maximum number of units have been provided 
with good sun exposure all three storey and four storey proposals will be 
required to provide an analysis of the effects of solar orientation at the 
following times: 

 Summer solstice: at 8am;  noon; and  4pm 

 Equinoxes: at 8am;  noon; and  4pm 

 Winter solstice: at 8am;  noon; and  4pm 

Two storey proposals may be requested to provide this analysis if  
overshadowing on adjacent land uses is suspected. 
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Landscaping and Recreation Spaces 

 Parking areas visible from the streets and adjacent to residential buildings 
should be screened by substantial landscaping. Inter-planting of parking 
areas with trees is required at a minimum spacing of one tree per five 
parking stalls; 

 Landscaping beds located next to parking stalls shall be designed to avoid 
impacts on plant material from the door swing or foot traffic associated 
with exiting or entering a vehicle, providing a hard surfaced “staging area” 
of not less than 0.8 metres within the landscape bed and adjacent to the 
parking stall; 

 Retention of mature trees for integration into the overall landscaping 
theme is encouraged; 

 Native trees and plants should be used for landscaping, where ever  
possible; 

 Exterior illumination shall be provided as a means to provide aesthetic 
accent and to enhance personal safety through natural surveillance in low 
light conditions.  Illumination should be designed to avoid light spill on  
adjacent properties; 

 Neighbourhood Park recreation space should be available within a  
ten minute walking distance, or approximately 0.6 kilometres of a  
development.  Development proposals outside of this 10 minute walking 
distance will need to provide recreation space for pre-school aged  
children; 

 The recreation space should be located: 

 in areas where can be overlooked by dwelling units or communal 
adult activity areas; 

 next to pedestrian routes to facilitate casual supervision; 

 at or near the same level as the home unit; 

and must: 

 include seating for adults; 

 be protected from vehicle access; and 

 include one play structure.  
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For attached multi-family development, the minimum distance between 
any area of blacktop or other hard surface meant for vehicle parking or 
circulation and any project property line where shared parking is not 
planned, shall be 1.5 metres (5 feet) in order to provide for plant screening 
on the property lines.  Only road or driveway crossings will be permitted to 
interrupt this setback; 

 

 

 

 

 

 

 

 

 No front property line fencing along Harris Road will be permitted; 

 Individual residential unit driveway access will not be permitted off Harris 
Road.  Only common driveway access to projects comprising of at least 
12 units will be permitted; 

 Direct vehicle access should be encouraged to one side of the residential 
unit only.  Where additional vehicle access is provided to the rear side of 
any townhouse unit, such access should be no closer that 6 metres (20 
feet) to any building face or closer than 3 metres (10 feet) to any privacy 
area or patio; 

 All applications should include an inventory of existing trees on the site 
that includes type, location, approximate caliper and heights; 

 A tree/landscape screen is to be provided along the railway; 
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DEVELOPMENT PERMIT AREA EXEMPTIONS 

Development Permits shall not be required in the following instances: 

 Construction undertaken within the exterior walls of a principal building; 
(Bylaw No. 2432, 2009) 

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000.  (Major renovations to the exterior of a building involve 
the restoration or reconfiguration of a building’s whole façade and  
development permit guidelines fully apply to them); 

 Construction of a temporary sales centre less that 250 m² gross floor area 
incidental to a development for which a development permit has been 
granted; 

 Placement of signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and erection of new ones  
provided that they are in full compliance with the Sign Bylaw or an existing 
Development Permit; 

 A proposed development is limited to subdivision; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving; 

 Exterior building envelope repairs covered under the Homeowner  
Protection Act, SBC 1998; 

 Construction or addition of not more than one building or structure with a 
floor area less than 20m² that is not visible from any road, public  
recreation area or path  (Bylaw No. 2432, 2009) 
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10. DEVELOPMENT PERMIT AREA NO. 10   
 NORTH LOUGHEED COMMERCIAL  

Pursuant to Sections 919.1 the Local Government Act, the land is hereby des-
ignated as an area for establishment of objectives and the provision of guide-
lines for the form and character for Service Commercial development.   
 

This part creates Development Permit No. 10 for the purpose of Section 919.1 
of the Local Government Act and designates the lot(s) legally described at: 

 

Parcel Identifier: 002-210-304 

Lot 5 Except: Firstly; Parts Subdivided By Plan 22943, Secondly; That part on Srw 
Plan 4607, Section 25  Block 6  North Range 1 East New Westminster District Plan 
3391 

 

Parcel Identifier:  004-912-691 

Lot 1 (Z155236) Section 25 Block 6 North Range 1 East New Westminster District 
Plan 9689 

 

Parcel Identifier:  011-433-001 

Lot 1 (J8546) Section 25 Block 6 North Range 1 East New Westminster District Plan 
9689 

 

Parcel Identifier:  011-354-836 

Lot 1 District Lot 261 Group 1 New Westminster District Plan 9065 

 

Parcel Identifier:  008-583-994 

Lot "A" Section 25 Block 6 North Range 1 East New Westminster District Plan 9689 

 

Parcel Identifier:  002-379-325 

Lot 58 District Lot 261 Group 1 New Westminster District Plan 54814 

 

Parcel Identifier:  010-315-292 

Lot 2 District Lot 261 Group 1   New Westminster District Plan 9065 

 

Parcel Identifier:  011-375-361 

Lot "C" District Lot 261 And 286 Group 1  New Westminster District Plan 8621 

 

Parcel Identifier:  024-296-899 

Strata Lot 1  District Lots 261 And 286  Group 1  New Westminster District Strata 
Plan LMS 3700 

 

Parcel Identifier:  002-316-277 

Lot "F" District Lot 261 Group 1 New Westminster District Plan 8621 
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Parcel Identifier:  011-203-153 

Parcel "A" (Reference Plan 8653) Lot 1 District Lot 261 Group 1 New  
Westminster District Plan 6401 

 

Parcel Identifier:  011-375-396 

Lot "G" District Lot 261 Group 1  New Westminster District Plan 8621 

 

Parcel Identifier:  011-203-986 

Lot 4 District Lot 261 Group 1 New Westminster District Plan 6401 
 

Parcel Identifier:  007-561-229 

Lot 1 Except: Firstly: Part Shown On Explanatory Plan 1076;  Secondly: Part Shown 
On Reference Plan 5563;  Thirdly: Part Subdivided By Plan 10039;  Fourthly: Parcel 
"F" (Reference Plan 4225);  Fifthly: Part On SRW Plan 4607 District Lots 261 And 
286 Group 1, New Westminster District Plan 1792 

 

Parcel Identifier:  002-405-296 

Lot 3 District Lots 224, 261 And 286 Group 1 New Westminster District Plan 12040 
 

Parcel Identifier:  002-157-292 

Lot 9 District Lot 224 Group 1 New Westminster District Plan 57594 
 

Parcel Identifier:  002-155-915 

Lot 8 District Lot 224 Group 1 New Westminster District Plan 57594 
 

Parcel Identifier:  006-983-413 

Lot 2 District Lot 224 Group 1 New Westminster District Plan 6457 
 

Parcel Identifier:  009-914-552 

Lot A Except: Part Subdivided By Plan Lmp2337, District Lot 224 Group 1 New 
Westminster District Plan 14017 

 

Parcel Identifier:  004-653-173 

Lot 1 District Lot 223 and 224 Group 1 New Westminster District Plan 72329 
 

Which is shown numbered Development Permit Area No. 10 on Schedule 12 A  of this plan.   

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        141                                                                Adopted September 2, 2008 

Objectives 

 To facilitate the orderly development of the area for Service Commercial 
uses, including large and medium size retail establishment format, and 
highway and tourist-oriented commercial uses; 

 To provide for the construction of service commercial uses that is of a 
form and character that facilitates good traffic flow, accommodates  
pedestrian activity, and promotes good urban design and attractive  
streetscapes; 

 To provide an appropriate buffer to agricultural uses adjacent to the  
development area; 

 To promote a coordinated and coherent visual appearance between all 
developments within the Development Permit area. 

 

General Requirements 

 All development applications must include a comprehensive design  
package and a letter of intent that demonstrates how the proposed  
development meets the requirements outlined in the Design Guidelines.  
The design package should include, in addition to the standard  
Development Application drawings required by the District, a landscape 
plan and a concept plan for signage design. 

 

Guidelines 

 The guidelines respecting the manner by which the objectives of the form 
and character designation will be addressed are as follows: 

 

Access and Circulation 

 Vehicular access to all development shall be from a public road or a 
paved easement access located either: 

a) parallel to the Lougheed Highway along the north property line  
between the commercial area and the agricultural lands to the north, 
or 

b) Parallel to the Lougheed Highway with a centre line at minimum  
distance of 40 metres (131 ft) from the Lougheed Highway right of 
way. 

 The public road and/or paved easement access shall be a minimum  
two-lane access route constructed to engineering standards established 
by the City of Pitt Meadows; 

 The public road and/or paved easement access shall be a minimum two-
lane access route constructed to engineering standards established by 
the City of Pitt Meadows; 
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 The public access way shall provide vehicular and pedestrian connections 
to all development parcels between Meadow Gardens Way and Harris 
Road; 

 An additional connection and access point between Lougheed Highway and 
the new public access road shall be provided midway between Meadow 
Garden Way and Harris Road, through a full-access movement intersection 
located at, or west of, Bonson Road at Lougheed Highway; 

 The new intersection should include left turn movements to and from the 
site for eastbound traffic on Lougheed Highway in addition to the standard 
right-in, right-out movements.  Signalization for the intersection may be  
required, subject to Ministry of Transportation approval, and should be  
synchronized with the Harris Road and Meadow Gardens Way lights to 
minimize impacts on Lougheed Highway; 

 At each corner of all street intersections, ensure an unobstructed view for 
motorists within a triangular area abutting the intersection, in accordance 
with the City of Pitt Meadows Engineering Standards.  No structures, signs, 
finished lot grade, or vegetation shall obstruct a line of vision within the  
triangular area; 

 Provide for future transit stops on Lougheed Highway or interior roads that 
accommodates access to all storefronts within 250 m (820 ft.) from the new 
public access way; 

 Provide continuous and unified pedestrian circulation along the entire length 
of the site, with links between buildings and in front of buildings;  

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        143                                                                Adopted September 2, 2008 

 Pedestrian walkways should be clearly identifiable and designed to  
facilitate pedestrian circulation.  Incorporate landscaped areas and wide 
concrete curbs adjacent to walkways to avoid intrusion into pedestrian 
circulation areas by parked vehicles; 

 Provide sufficient access for emergency response vehicles to all buildings 
on a site; 

 Consider joint or shared access between adjoining developments to  
minimize disruption of pedestrian sidewalks, to maximize landscaping and 
permeable surfaces, and to promote efficient traffic flow.  Integration of 
driving aisles and pedestrian walkways between adjacent sites is also 
strongly encouraged; 

 

Parking 

 Provide off street parking in accordance with the City of Pitt Meadows  
bylaws; 

 Locate parking away from Lougheed Highway and to the rear of the site.  
No parking shall be permitted at the front of the site within or adjacent to 
the front yard setback abutting the Lougheed Highway right-of-way.   
Provide a low level landscaped buffer between the Lougheed Highway 
right-of-way and any parking areas visible from the public realm along 
Lougheed Highway; 

 Divide parking areas into small sections to avoid large areas of paved  
asphalt.  Incorporate landscaping strips, trees, building edges, pedestrian 
pathways, and pavement treatment to enhance the visual appearance of 
parking areas; 

 Landscaping should be provided in parking lots between and at the end of 
parking rows, within and at the perimeters of parking areas, and adjacent 
to pedestrian pathways.  Provide curbed landscaped strips a minimum of 
l.5 metres (5 feet) in width and 3.6 metres (12 feet) in length: 

a)  at  end of each parking row; 

b) between every 6 spaces in a single row or between a group of 6 
paired spaces (i.e. 12 spaces configured in front to front adjoining 
rows); 

c) planted with shrubs, ground cover planting and at least one 7.6 cm 
(3.0 in.) caliper “shade” tree. 
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 To prevent damage to landscaped areas, provide a concrete staging area 
approximately 2’0” in width adjacent to planted areas parallel to parking 
stalls and concrete wheelstops set back approximately 2’0” from planted 
areas at the heads of parking stalls; 

 

 

 

 

 

 

 

 

 

 Trees should be of a type and height so that the crown extends above the 
height of a standard passenger or sport utility vehicle (e.g. 6.5 feet); 

 Where pedestrian pathways intersect service or access roads for access 
to parking areas, crosswalks should be clearly designated through use of 
pavement markings, signs, flashing lights or, where warranted, traffic  
signals; 

 Where a major pedestrian pathway intersects a driving aisle within a lot, 
consider ramping up the drive aisle surface to meet the grade of the  
pedestrian pathway to clearly demarcate the pedestrian realm and to  
promote pedestrian safety; 

 All pedestrian routes shall be fully accessible to people with disabilities.  
Pedestrian pathways should be wide enough for wheelchair / scooters 
and should include a tactile strip for the visually impaired; 

 Curb-cuts and curb let-downs should be provided in appropriate locations 
to facilitate safe, convenient, and direct access from parking spaces to 
buildings for people with disabilities.  Locate curb cuts and letdowns to the 
sides of intersections to steer pedestrians to the sides of roads; 

 Locate parking spaces allocated for people with disabilities as close as 
possible to the main entrance of a building; 
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Site Design 

 

 Site design should ensure that 
pedestrian use is given priority 
over vehicular use; 

 Design and site all development(s) 
to mitigate the impact of traffic, 
no ise ,  l i gh t ing ,  and  o the r  
environmental conditions on the 
adjacent residential area to the 
north east; 

 

 

 

 Provide at least one major pedestrian circulation route that links all  
developments and all sites from Harris Road to Meadow Garden Way.  
Pedestrian routes should include a minimum 2 metre wide hard surface 
pathway throughout, with a wider area on each development parcel for 
pedestrian respite and visual node opportunities.  Incorporate  
landscaping, seating, and opportunities for formal and informal gathering 
spaces where possible; 

 Well defined pedestrian access should be provided from public sidewalks.  
Pedestrian paths and/or sidewalks should be provided along all building 
façades with public entrances; 

 A landscaped buffer, between 2 metres and 5 metres in width (6.5 feet to 
16 feet) should be provided within the front yard setback between the 
Lougheed Highway right-of-way and the front façades of buildings.  The 
buffer should be intensively landscaped, with integrated pedestrian  
connections to provide links between the public sidewalk and building  
entrances; 

 Provide on-site retention / detention of drainage in the form of storm  
sewers that flow into open ditches located at the rear of the site.  Integrate 
the ditches with the agricultural ditch system that connects to the closest 
pump station in the area; 
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 Install oil-water separators and sediment controls for each development to 
promote effluent and ground water quality control objectives.  Installation 
and maintenance will be the responsibility of individual lot purchasers; 

 Provide a buffer between all development and adjacent agricultural lands: 

a) in the form of a public access road abutting agricultural lands;  

OR 

b) in the form of a continuous landscaped buffer a minimum of 15 metres 
(49 feet) wide adjacent to the edge of the agricultural land. 

 Surface parking or roads abutting agricultural lands require a minimum 7.5 
metre (24.6 ft.) wide landscaped buffer between the paved surface and 
the agricultural area; 

 

Building Form and Character 

 Locate major buildings a minimum of 30 metres (98.5 feet) from the 
boundary of any agricultural land; 

 All buildings facing Lougheed Highway shall be sited with the street  
elevation on the front yard setback line.  All other buildings on the site 
shall front secondary streets or pedestrian pathways; 

 Corner sites should be designed to bring visual prominence to the corner 
and to provide an edge to the intersection.  Consider orienting building 
components such as main lobbies, principal entrances, entrance plazas, 
active interior spaces, and windows towards the corner.  Also consider 
including architectural elements that create a landmark or reference point 
for motorists and pedestrians; 

 Buildings within a development should be designed around an  
architectural “theme” to ensure a high quality and coordinated  
development; 

 To achieve design consistency and visual coherence throughout the area, 
new developments should complement the design of developments on 
adjacent sites.  Consider designs that incorporate major architectural  
elements, reflect similar building massing, match building heights and/or 
cornice lines, and employ high quality exterior finishes; 

 Buildings located along the front yard setback should orient building  
entrances and windows to Lougheed Highway.  Throughout the  
development, provide entrances and windows facing streets and  
pedestrian pathways wherever possible; 
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 Main entrances should open directly onto sidewalks and/or public open 
space areas.  Entries set back from the sidewalk should be highly visible, 
clear glazed, and easily recognizable and accessible from the street; 

 Provide weather protection over building entrances as part of the overall 
design of a development.  Consider providing continuous pedestrian 
weather protection along all major pedestrian pathways and public places, 
i.e. transit stops, display windows, and outdoor seating / dining areas; 

 Large façades should be articulated or broken down by including  
architectural elements that create the appearance of smaller buildings.  
Buildings with over 15 metres of street frontage should break the  
horizontal mass of the building with vertical elements in a rhythmic  
pattern; 

 Avoid blank walls and substantial areas of concrete, particularly on the 
façades fronting Lougheed Highway.  Where solid walls are unavoidable, 
use building mass, variation of the façade, textured surfaces, architectural 
detailing, or graphics and colours to reduce the impact of any solid wall.  
Consider incorporating “green screens” (i.e. hedges, vines, climbing 
plants on wire mesh or trellis structures) on large wall surfaces; 

 Use materials that enhance visual connections between the interior of the 
building and the street; 

 Sidewalls which are created for construction / development phasing 
should be designed to complement the overall appearance of the  
development, and should not appear temporary or unfinished; 

 Orient mechanical equipment, drive-through uses, service or car wash 
bays, shipping and loading areas, utility areas, refuse / recycling areas, 
restrooms, vending machines, unenclosed storage, and public telephones 
to face away from adjacent public streets and residential zones.   
Whenever possible, these uses should not be visible from an adjacent 
residential property; 

 Garbage and recycling bins must be easily accessible, contained with 
roofed / walled enclosures, and screened from public view.  Where  
possible service areas should be internalized; 

 Enclose or screen all exterior mechanical units or equipment, including 
roof top units, mechanical equipment, outdoor vents, transformers, and 
satellite dishes within upper floors, roof forms, or structures that form part 
of the overall design of a development; 

 Building ventilation systems shall be located to minimize noise and to avid 
exhaust to pedestrian areas and outdoor spaces.  Air intakes should not 
be located on the sides of buildings that face agricultural land; 
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 Developments are encouraged to incorporate energy efficient and  
environmental sustainability principles in the design of buildings, such as 
the “LEED” (Leadership in Energy and Environmental Design) rating  
system; 

 

Landscaping 

 Landscaping should be designed around a “theme” or “concept” to  
promote a unified / coordinated appearance for each development.   
Landscape designs on new developments should complement the  
landscaping on existing adjacent developments to ensure a consistent 
design vocabulary and visual coherency for the entire area; 

 Street trees will be a required component of all development.  Incorporate 
street trees into streetfront landscaping to define site boundaries and to 
enhance public space.  Select robust and “shade” style tree species and 
avoid columnar species; 

 Maintain continuous landscaping along abutting streets and minimize the 
number of interruptions such as driveways and parking entrances.   
Continue the sidewalk pavement across driveways and parking entrances; 

 Include continuous and substantial landscaped areas in all side yard and 
rear yard setbacks along property lines, particularly adjacent to residential 
development.  Landscape treatment should include natural drainage 
swales with rock, gravel, and plantings where possible.  Select robust 
plant species for planted areas; 

 Landscaped buffers between development and agricultural lands must 
include trees, dense trespass inhibiting vegetation, and transparent  
fencing combined with evergreen fence.  Trees should be the major  
component of the landscaping, with double rows of trees planting  
wherever possible.  Any existing mature trees within the buffer area must 
be preserved;  

 The majority of plant material selected for buffers between developments 
and agricultural lands should include low maintenance, indigenous  
vegetation, and should be able to survive with little or no fertilizers, require 
minimal watering, and do not provide habitat for pests or disease.   
Consider the guidelines contained in the B.C. Agricultural Land  
Commission report “Landscaped Buffer Specifications”; 
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 Where possible, include a linear textured band of roughened surface on 
pedestrian pathways for the visually impaired.  Use textured surfaces to 
inform the visually impaired of important locations and natural  
connections.  The band should be appropriately located towards the  
centre of the path and should be designed to avoid potential conflicts with 
seating areas or landscaping at the walkway edges;  

 Minimize the amount of asphalt surfaces in parking areas by integrating a 
variety of paving materials such as concrete, decorative pavers, etc. or by 
using alternate surface treatments; 

 Consider the use of permeable parking paving techniques or shallow  
concrete swales with rolled edges as an alternative treatment for surface 
drainage; 

 Developments are encouraged to incorporate Low Impact Development 
(LID) elements into the design of sites to manage rainfall at the source.  
Design site elements to achieve a target of retaining the first inch of  
rainfall on site where feasible; 

 

Signage and Lighting 

 All signs shall conform to the Pitt Meadows Sign Bylaw; 

 Major signage, such as pylon signs, should be located in close proximity 
to the new intersection connecting to the Lougheed Highway; 

 Pedestrian level lighting should be provided along all pedestrian routes 
and pedestrian plazas; 

 Provide lighting for parking areas, located and designed to ensure that all 
areas are well lit; 

 High intensity lighting and signage should be avoided where possible, 
particularly adjacent to residential areas to the northeast; 

 Lighting and signage shall be designed to have no direct source of light 
visible from the public right-of-way or adjacent residential land; 

 Direct high intensity illumination away from adjoining properties; 

 Where appropriate, incorporate decorative lighting and floodlighting  
features on buildings to accent recessed or articulated surfaces, to  
enhance architectural and site design elements, and to illuminate building 
entrances and/or dramatic interior spaces; 

 Select vandal proof lense styles for exterior lighting fixtures to deter  
vandalism and for maintenance purposes. 
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DEVELOPMENT PERMIT AREA EXEMPTIONS 

Development Permits shall not be required in the following instances: 

 Construction undertaken within the exterior walls of a principal building;
(Bylaw No. 2432, 2009) 

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000 for all uses except for gas stations for which the renova-
tions shall not exceed a value of $10,000. (Bylaw No. 2432, 2009)  (Major  
renovations to the exterior of a building involve the restoration or  
reconfiguration of a building’s whole façade and development permit 
guidelines fully apply to them); 

 Construction of a temporary sales centre less that 250 m² gross floor area 
incidental to a development for which a development permit has been 
granted; 

 Placement of signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and erection of new ones  
provided that they are in full compliance with the Sign Bylaw or an existing 
Development Permit; 

 A proposed development is limited to subdivision; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving; 

 Exterior building envelope repairs covered under the Homeowner  
Protection Act, SBC 1998. 
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11. DEVELOPMENT PERMIT AREA NO. 11 - INFILL HOUSING  

The area shown on Schedule 12A is designated as Development Permit Area 
No. 11 under Sections 919.1 of the Local Government Act for the  
establishment of objectives and the provision of guidelines for the form and 
character of Intensive Residential Development. 

For the purposes of this Development Permit Area, Infill Housing shall be   
defined as single-family development within existing residential        
neighbourhoods that increase the density of that neighbourhood, including 
infill single-family lots, panhandle lots, duplexes and garden suites.  

 

Objectives 

The objectives of this development permit area are:  

 To create opportunities for higher density single family housing within  
existing residential neighbourhoods including small lot infill, panhandle 
lots, duplexes and garden suites;  

 To ensure that infill housing is compatible with existing residential areas in 
building massing, style, character, open space and streetscape.  

 

General Requirements 

All development applications must include a comprehensive development  
design package and a statement of intent that demonstrates how the  
proposed development meets the requirements outlined in the Development 
Permit Guidelines.  The design package should include the standard  
Development Application drawings required by the City and a landscape plan.  

 

Guidelines 

Development Permits issued for this development permit area shall be in  
accordance with the following guidelines. 

 

General Siting and Housing Design 

 The siting and design of infill developments should take into consideration 
the privacy of neighbouring properties and their sunlight exposure; 

 The design of infill development on corner lots should address the dual 
frontage by giving equal architectural treatment to both elevations.  These 
elevations are required to have additional detailing such as bay windows, 
projections, ornamentations and roof treatments; 
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Massing and Proportion 

Massing and building proportion of established housing should be reflected in 
the new development.  When similar massing is not possible to achieve, the 
building façade should be broken into smaller elements creating an illusion of 
a smaller building in scale with its neighbours.  In particular, narrow lot houses 
tend to be tall and thin with a vertical massing and proportion as opposed to 
the existing neighbours which, in many cases, are bungalows with shallow set 
basements and having a horizontal or square proportion.  Using features with 
horizontal elements, stepping back the second floor from the front façade and 
incorporating details such as bay windows, dormers, and porches and the use 
of other similar details, can reduce the visual contrast between the new      
development and its neighbours.  Sometimes, it may be necessary to reduce 
the proposed floor area of a small lot in order to achieve a building mass more 
appropriate for its setting. 

 

Driveways and Garages  

 Driveways on corner lots should be located as far as possible from the 
intersection; 

 Long concrete driveways and garages should not dominate the view from 
the public street. Shared driveway access is encouraged where possible; 

 The garage door and its immediate surround should be visually             
interesting.  Detailing such as recessing the doorway to create deep  
shadows, providing plant recesses flanking the door or setting the garage 
façade back from the rest of the house will lessen its impact.  Under an 
appropriate set of circumstances, a detached garage could be used as an 
element of design in resolving issues of privacy and site planning.  The 
garage could be placed in the rear yard to help define social spaces; 

 

 

 

 

 
 

 

 

 

            Recessed Garage Doors 

 Stand alone garages should be designed in the same style as the  
principal building including roof slopes, building materials and colours.   
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 Driveways and parking spaces should form an integral part of the       
landscaping.  For example, a low hedge or a shrub bed between the 
neighbouring property and the driveway or parking space or a vine or  
covered trellis may define the boundary between the parking space and 
site yard access to the rear; 

 A  fully enclosed garage must be designed to complement the character 
of the parent house; 

 Garage doors should be designed to minimize the visual impact to the 
street through careful detailing and sensitive design; 

 Garage entrances should: 

 Not occupy more than 50% of the width of the total building front; 

 Be limited to a total of two single-garage entrances facing a street;  

 Be recessed a minimum 2.0 metres from the front facade of a     
building; 

 Not protrude beyond the front entrance of a unit. 

 

Entrances 

Entrances should be apparent and clearly visible from the street.  Stairs and 
walkways to an entrance should incorporate hard and soft landscaping such 
as planters, walkway lighting, low hedges, sidewalls, and intermediate      
landings.   
 
Exterior Treatment  

 Large expanses of uniform materials and monotonous front facades are 
not permitted.  New buildings should:   

 Use two or three cladding materials, architectural detailing and / or 
accent colours to break up large flat surfaces and monotonous      
facades; 

 Avoid using stucco as predominant material.   Where stucco is used, 
it should be visually broken into smaller elements by an articulated 
façade. Stucco colour should be muted rather than temporarily bright 
whites that do tend to stain and discolour quickly;  

 If front porches are incorporated into the design of a house, the area 
under the front porches shall be concealed with wood, lattice, stone or 
other complimentary material; 

 Entry features and front doors to the units should be the dominant 
elements facing the street.  The pedestrian entrance should be      
directly accessed and clearly visible from the street  

 

C I T Y  O F  P I T T  M E A D O W S  O F F I C I A L  C O M M U N I T Y  P L A N  



 

   
OFFICIAL COMMUNITY PLAN BYLAW 2352, 2007                                        154                                                                  Adopted September 2, 2008  

 Residential dwellings should have entry, window or roofline design 
that emphasis the house more than garage; 

 The side and rear elevations should incorporate architectural detailing 
similar in style and feel as the front elevation.  The rear elevation 
should be broken up into two or more vertical planes; 

 Corner lot houses should have both exposed facades treated equally 
as well as any other side walls exposed to streets.   

Roofs 

 Roofs can provide character, visual interest and variety to the appearance 
of a neighbourhood.  New buildings should:   

 Avoid large unbroken sloped roof areas facing the street by providing 
an articulated roof and introducing secondary roof elements such as 
dormers; 

 Gable ends should incorporate architectural detailing and/or should 
be clad in a material, such as wood or hardiplank board and batten or 
shingles that differs from the predominant cladding material on the 
house;   

 Incorporation of character elements such as dormers, eaves brackets 
and secondary roof elements over bay windows, porches, etc. are 
encouraged to reduce the impact of large roof areas and to provide a 
sense of scale to the house;  

 Pitched roofs are encourages. 
   

Windows 

 A more articulated and visually pleasing façade can be created by skillful 
treatment of windows.  New developments should:   

 Use projecting windows (i.e. bay windows) or recessed windows to 
create an articulated façade;  

 Establish a sense of depth to flush mounted windows on the front of 
the house by providing trim pieces such as 2x6s; 

 Window placement should respect the privacy of adjacent properties.   
 

Storage 

 Consideration for storage of bicycles, garden tools, mowers, etc. should 
be given.  Storage sheds should be an integral part of the design.    
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Landscaping 

 

 New infill developments should retain mature trees where possible.  Any 
mature tree that is removed to accommodate a new house should be re-
placed; 

 In the front yard, new developments should provide soft landscaping to 
delineate the public from private space; 

 Within the front yards, natural hedge landscaping between houses should 
be used instead of standard fencing; 

 Direct connections between indoor living spaces and usable outdoor land-
scaped spaces are encouraged; 

 Define and screen outdoor spaces through the use of landscaping: plant-
ings, architectural elements such as trellises, low fencing or planters; and 
changes in grade or elevation; 

 
 

Rainwater Retention 

 

 Natural filtration of rainwater into the site is encouraged 

 All uncovered parking areas should be constructed of permeable         
materials; 

 To facilitate the natural filtration of rainwater into the ground, install water 
retention components by discharging rainwater runoff from roof areas and 
hard surfaces into rain gardens, rainwater collection systems, bioswales 
or rock pits; 

 For hard surface areas (other than roofs) where discharge to infiltration 
facilities is not practical, permeable paving materials that allow rainwater 
to filter into the ground should be used. 

 
 

Grading 

 

 The lot should be graded to meet elevations of adjacent existing lots.  A 
smooth transition from lot to lot is important.  Excess soil from excavations 
must be trucked off site at lot owner’s expense; 

 Engineering approval of a site grading plan incorporating all of the lots in 
the development is required prior to the issuance of a building permit.   
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Waste & Recycling 

 There should be waste and recycling bins provided for each unit; 

 Bins should be screened and secured within an enclosed structure that is 
set back a minimum of 1.5 metres (5.0 feet) from the rear property line; 

 Waste and recycling bins integrated into the garden suite with no interior 
access may be excluded from Gross Floor Area calculations to a       
maximum of 4.6 square metres (50 square feet). 

 

Crime Prevention Through Environmental design (CEPTED) 

The application of CEPTED principles for the building design, lighting,       
landscaping and other elements are encouraged. 

 

Garden Suites 

The following guidelines for garden suites will be considered together with 
other guidelines for this Development Permit Area: 

 

Form and Character 

 Garden suites can be in the form of a stand-alone accessory building or a 
dwelling unit located above the garage; 

 The height of a garden suite shall not exceed the height of the principal 
building; 

 If the dwelling unit is located above the garage, accessory stairs shall be 
the interior of the building; 

 The form and character of garden suites should respect the scale and 
built form of neighbouring properties; 

 Garden suite elevations should be articulated to create depth and        
architectural interest; 

 Design and locate windows to maximize light penetration into the garden 
suite interior while mitigating overlooking into other dwelling units; 

 Balconies and decks should be screened and located to provide privacy 
for both the garden and to minimize overlook on to adjacent units or   
properties. 
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Siting 

 

 A garden suite will be located at the back of the property; 

 Garden suites shall be placed on the property in a way that maximizes the 
amount of open space on the property; 

 The siting should respect prominent existing trees and landscape         
features; 

 The privacy of adjacent neighbours should be respected by minimizing 
overlook and shadowing impacts; 

 Garden suites at the rear of corner lots should front the flanking street; 

 The amount of shadow cast on to private open space of adjacent       
properties should be minimized.   

 
 
 

Exterior Finishes 

 The exterior design of a garden suite including materials, colours and win-
dow styles should complement those of the principal house. 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Primary house and Complementary Garden Suite 
                              Source: www.hoodsurf.com  
 
 
Outdoor Spaces 

 The placement of garden suites should maximize usable and private out-
door space associated with both the garden suite and principal building; 

 Garden suites should be no wider than 70% of the linear distance consti-
tuting the rear lot line.   
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 Private outdoor spaces with direct connection to habitable space should 
be provided for each unit; 

 

 

 

 

 

 

 

 

 

 
 

Garden Suite with Connection to Outdoor Space  
           Source: www.smallworks.ca  

Landscaping  

 Exterior side yards on corner lots should be designed and treated as the 
front yard to the garden suites using high-quality soft and hard surface 
treatments.  Screening and landscaping between the street and the out-
door space should be incorporated to define the transition between public 
and private spaces; 

 

Driveways  

 Car access to the garden suite must be on the owner’s property or via an 
easement; 

 Vehicle access is limited to only one driveway access per site if it does not 
back onto the lane or other street; 

 Vehicle access is limited to only one driveway access per lot frontage;  

 Driveways shall be made of permeable materials or wheel strips.  Large 
concrete areas are not permitted. 

 

Unit Identity  

 Garden suites must have an individual address or a unit identity number 
clearly visible from the street and illuminated at night; 

 The primary entrance should be accessible directly from the street; 
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 At least one unobstructed pathway, a minimum of 1.5 metres wide       
between the front street and the Detached Garden Suite is required.  This 
1.5 metre wide unobstructed pathway must be levelled, graded and     
finished with a suitable permeable surface and be clear of any cornices, 
sills, pilasters, hutches, eaves, nooks, bay windows and/or architectural 
features cantilevering beyond the building face.  It must be illuminated at 
night. 

 
 
 

Duplexes 

 

The following guidelines will be considered together with other guidelines for 
this Development Permit Area: 

 

 On corner lots, each unit should be oriented towards the fronting street; 

 Each unit must be provided with adequate private outdoor space; 

 Two-storey duplex units must be constructed so that the main living area 
is ground oriented; 

 Side-by side duplex developments, particularly on mid-block lots, are  
 encouraged to break up the massing by off setting the units and by      

articulating the front elevations to create visual interest;  
 
 

   
 
 

         
 

 

 

 

 

 

 

 

 

Street 
 

      Preferred Duplex Design 
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 Roof structures that span both units in a singular, monolithic roof form are 
discouraged.  The roof design should vary between the units to            
emphasize unit individuality and to moderate the scale of the roof      
structure; 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

                                                                                                    Street 
 

 

 

 

 

 

                                          

 

 
 

 

 

 

 

 

 

 

             Street 
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Discouraged 
    Duplex  
         Design 
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 In predominantly single family neighbourhoods, duplex developments 
should: 

 Adhere closely to the established scale of the street and take the form 
of separate units rather than a single large structure;  

 Create visual interest by providing variations in height and massing; 

 Respect the scale and height of adjacent houses and other houses in 
the nearby vicinity through sensitive design; 

 Minimize the impact of its larger scale when located adjacent to lower 
density residential areas by designing lower massing towards shared 
property lines. 

 

 On lots with frontages on two parallel streets, a front to back duplex     
configuration is encouraged with entrances to the units from each street; 

 Where appropriate, garages should be accessed from rear lanes or flank-
ing streets and are encouraged to be located to the rear of the property, or 
be placed to the side of the units; 

 Proposed duplexes with more than a total of two single-garage entrances 
facing the street will be considered if the garages are divided so that no 
more than two single-car garage entrances are located next to each other.  

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                         Examples of preferred duplex designs 
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             Examples of discouraged duplex designs 

 

Panhandle Lots 

The following guidelines will be considered together with other guidelines for 
this Development Permit Area: 

 

 When the panhandle is used for access and the abutting property owner 
requests a visual buffer, that buffer shall consist of the following: 

 A minimum of five foot high sight-obscuring fence or wall; or 

 landscaping will be 1.5 m (5 ft.) high and 75% sight-obscuring within 
five years; 

 The required parking spaces shall not be located in the panhandle portion 
of the driveways.   
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DEVELOPMENT PERMIT AREA EXEMPTIONS 

A development permit shall not be required for: 

 Construction undertaken within the exterior walls of a principal building or 
structure. 

 Renovations to the exterior of a building including repainting or refinishing 
of a building, roof repair, repair or replacement of windows and doors  
provided that their location is not altered; 

 Site improvements such as addition of landscaping, walkways, bikeways, 
and permeable paving; 

 Construction or addition of not more than one building or structure with a 
floor area less than 10m² that is not visible from any road, public  
recreation area or path.  (Bylaw No. 2432, 2009) 
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12. DEVELOPMENT PERMIT AREA NO. 12 - BARNSTON VIEW ROAD 
(Bylaw No. 2432, 2009) 

The area shown on Schedule 12A is designated as Development Permit Area 
No. 12 under Sections 919.1 of the Local Government Act for the  
establishment of objectives and the provision of guidelines for the form and 
character of commercial development.   

 

Objectives 

 To reinforce the role of Barnston View Road as a community commercial 
centre in the south of Pitt Meadows through the creation of a distinctive,  
pedestrian-friendly area that combines stores and services with public  
gathering and outdoor spaces; 

 To ensure consistency in form, massing, and siting of new development; 

 To control the interface between residential and commercial use by  
requiring consideration of the potential impacts of mixing land uses, and 
regulating the proportion of structures. 

 

Guidelines 

The guidelines respecting the manner by which the objectives of the form and 
character designation shall be addressed are as follows: 

 

Building Form and Siting 
 
 All buildings, structures and expansions or additions thereto shall be  

architecturally coordinated and shall be planned in a comprehensive  
manner, giving consideration to the relation between buildings, open  
areas and other features, building height, site coverage, yard setback,  
efficiency of circulation systems, visual impact and design compatibility 
with the surrounding development; 

 All buildings shall be located near the front property line.  Only if the  
building features a public seating area and/or other amenity along its 
frontage, will a larger building setback be accepted; 

 Buildings on corner sites shall front both street edges and shall be 
massed towards the intersection.  Building elevations visible from streets 
shall be finished in materials and style consistent with the front elevation. 

Exterior Design and Finish 

 The main entrances of the buildings shall be clearly identified by  
canopies, gateways, landscaping, lighting or special paving or entry  
walkways; 

 Building faces shall provide visual interest by means of articulation using 
variable setbacks, fenestration, vertical elements, changes in materials / 
colours. 
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 Exterior finish of buildings shall be high quality to ensure integrity of the 
building envelope and to present an attractive appearance; 

 Mechanical equipment shall be screened or integrated within roof forms in 
a manner consistent with the overall architecture of the building; 

 Garbage/recycling containers, utility boxes, fans, vents and open storage 
areas shall be screened from public views. 

 
Pedestrian Environment and Building Frontages 
 
 Building and frontage design shall create an attractive pedestrian  

environment.  The pedestrian experience will be enhanced through easily 
identifiable building entrances, narrow commercial storefronts, shop fronts 
with clear un-tinted glazing, concentration of signage at pedestrian eye 
level, attractive landscaping, street furniture, and well-defined pedestrian 
corridors and crossings; 

 Where store have bigger frontages, visual monotony along the building 
faces will be avoided by means of variations in the design, colour and  
texture of the façade, as well as the provision of numerous entrances in 
large frontage buildings; 

 Window boxes, bay windows and robust window trims are encouraged to 
give depth to the façade.  Enhanced window detailing may be appropriate; 

 Flashings and gutters etc. should be integrated into the design by colour 
or other methods; 

 
Landscaping 
 
Landscape planting shall: 
 Provide definition for pedestrian corridors; 

 Delineate private and semi-private space from public space; 

 Present a pleasing street image;  

 Soften the transition of adjacent land uses; and 

 Create interesting views and focal points into and out of the site for  
pedestrians, drivers, tenants and adjacent sites; 

 Landscaping shall be planned so that driving sight lines are maintained 
from adjacent roads, maneuvering aisles and parking lots; 

 Native trees and plants should be used where possible; 
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 All vegetation used for landscaping shall be mature and of a quality  
acceptable to the City.  All planting must comply with the standards of, or 
similar to, those endorsed by the B.C. Nursery Trades Association and 
which are specified in the British Columbia Landscape Standard (1984) or 
as it may be amended; 

 All landscaping materials, other than vegetation, shall be “non-skid” type 
and of durable quality. 

 

Green Building Design Principles 
 Use permeable materials for parking areas, roads and sidewalks  

wherever possible; 

 Limit the use of potable water for landscaping irrigation.  Consider using 
captured rainwater, recycled water and other non-potable water; 

 Parking and other paved areas should be designed to minimize the  
negative impacts on surface runoff volume and quality by installing oil/
water separators for high traffic areas and directing runoff to infiltration 
chambers or bio-filtration strips. 

 

Signage and Lighting 
 
 Signage shall be integrated with the design of the building, shall be at 

ground level only, and its size and design shall complement the scale and 
architectural detail of the building. 

 The location and design of the signage shall be incorporated into the  
Development Permit application. 

 Applications for individual tenant signage submitted later shall  
demonstrate how the proposal is compatible with the building architecture 
and the surrounding area; 

 Exterior illumination shall be provided as a means to provide aesthetic 
accent and to enhance personal safety through natural surveillance in low 
light conditions.  Illumination shall be designed to avoid light spill on  
adjacent properties. 

 
Safety and Security 
 
All developments shall be designed for safety and security by  
incorporating the principles and guidelines of Crime Prevention Through  
Environmental Design (CEPTED), particularly with respect to: 
 Access control 

 Surveillance 

 Territoriality; and 

 Maintenance 
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Leed Certification 

New developments are encouraged to apply for LEED Certification 
(Leadership in Energy and Environmental Design green building rating  
system) to assess the environmental sustainability of building design.   

 

Development Permit Area Exemptions 

A development permit shall not be required for: 

 Construction undertaken within the exterior walls of a principle building or 
structure; 

 Minor renovations to the exterior of a building that do not significantly  
impact the overall appearance of the exterior elevations.  This would  
include repainting or refinishing of a building, roof repair, restoration or 
replacement of windows and doors at the same locations and  
replacement or addition of awnings.  Minor renovations shall not exceed a 
value of $75,000.  Major renovations to the exterior of the building involve 
the restoration or reconfiguration of a building’s whole façade and  
development permit area guidelines apply fully to them. 

 Construction of a temporary sales centre less than 250 m² gross floor 
area incidental to a development for which a development permit has 
been granted. 

 Placement of signage on a temporary sales centre incidental to  
development for which a development permit has been granted; 

 Construction, building improvements or site improvements associated with 
approved temporary use permits; 

 Replacement or alteration of existing signs and the erection of new ones 
provided that they are in full compliance with the Sign Bylaw or an existing 
development permit; 

 A proposed development is limited to subdivision; 

 Site improvements such as the addition of landscaping, walkways,  
bikeways, and permeable paving 
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 All vegetation used for landscaping shall be mature and of a quality  
acceptable to the City.  All planting must comply with the standards of, or 
similar to, those endorsed by the B.C. Nursery Trades Association and 
which are specified in the British Columbia Landscape Standard (1984) or 
as it may be amended; 

 All landscaping materials, other than vegetation, shall be “non-skid” type 
and of durable quality. 

 
Green Building Design Principles 
 
 Use permeable materials for parking areas, roads and sidewalks  

wherever possible; 
 Limit the use of potable water for landscaping irrigation.  Consider using 

captured rainwater, recycled water and other non-potable water; 

 Parking and other paved areas should be designed to minimize the  
negative impacts on surface runoff volume and quality by installing oil/
water separators for high traffic areas and directing runoff to infiltration 
chambers or bio-filtration strips. 

 
Signage and Lighting 
 
 Signage shall be integrated with the design of the building, shall be at 

ground level only, and its size and design shall complement the scale and 
architectural detail of the building; 

 The location and design of the signage shall be incorporated into the  
Development Permit application; 

 Applications for individual tenant signage submitted later shall  
demonstrate how the proposal is compatible with the building architecture 
and the surrounding area; 

 Exterior illumination shall be provided as a means to provide aesthetic 
accent and to enhance personal safety through natural surveillance in low 
light conditions.  Illumination shall be designed to avoid light spill on  
adjacent properties. 

 
Safety and Security 
 
All developments shall be designed for safety and security by  
incorporating the principles and guidelines of Crime Prevention Through  
Environmental Design (CEPTED), particularly with respect to: 
 Access control 

 Surveillance 

 Territoriality; and 

 Maintenance 



 

 

Other Designated Areas 
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7.1 TEMPORARY COMMERCIAL & INDUSTRIAL USE PERMIT AREAS 
  

Temporary Commercial and Industrial Use Permit Areas are designated by 
the City under this section of the Pitt Meadows Official Community Plan  
pursuant to Section 920.2 of the Local Government Act.  The purpose of  
designating Temporary Use Permit Areas in the City is to allow for temporary 
commercial and industrial uses where they are otherwise not permitted by 
zoning.   

Temporary Commercial and Industrial Use Permits may be issued by Council 
for a period of up to two years, with the possibility of extension for a period of 
up to a further two years.  Council may establish conditions under which a 
permit may be granted and sites are to be restored after the use ends. 

All lands within the City of Pitt Meadows are designated as Temporary  
Commercial and Industrial Use Permit Areas.  

7. OTHER DESIGNATED AREAS  



 

 

Schedules 

  

1.  South Harris Business Park Form & Character Design Guidelines  
 (Bylaw No. 2432, 2009) 
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Bylaw 2441, 2009 
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(Bylaw No. 2432, 2009) 
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(Bylaw No. 2432, 2009) 
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