
PFT MEADOWS

RECOMMENDATION: THAT Council:

A. Grant First Reading to Official Community Plan Amendment Bylaw No 2758, 2017; AND

B. Consider opportunities for early and on-going consultation with regards to the Official
Community Plan amendment is not required or necessary, pursuant to section 475(2)(a) of the
Local Government Act;

C. Consider the consultation strategy in the staff report dated March 27, 2017 as appropriate for
the consultation with persons, organizations and authorities that will be affected by the bylaw
amendment, pursuant to section 475 (2) (b) of the Local GovernmentAct; AND

D. Consider Official Community Plan Amendment Bylaw No. 2758, 2017 in conjunction with the
Financial Plan and Metro Vancouver’s Waste Management Plan; AND

E. Determine that Bylaw No. 2758, 2017 is consistent with the Financial Plan and Metro
Vancouver’s Waste Management Plan; AND

F. Authorize the holding of a public hearing for consideration of Bylaw No. 2758, 2017; OR

KEY ISSUE(S)/CONCEPT(S): The Official Community Plan identifies land for industrial use in the south
Harris Road area, called the Golden Ears Business Park. Phase one is largely complete and phase two has
construction underway. As a condition of the consideration for a rezoning application for the remaining
two areas, staff was directed to hire a consultant to propose a comprehensive area plan and new design
guidelines.

In order to accommodate the development in its proposed form, as tilt-up buildings, and to provide
some flexibility in the provision of landscaped buffers, staff retained a design consultant to draft a new
replacement set of guidelines for building and landscape design. Staff selected and engaged the lBl
Group, with the cost of the work reimbursed to the municipality by Onni. The new guidelines will
account for the needs of building appropriate industrial spaces while recognizing the need to coordinate
with the unique character in this portion of the community.
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The new guidelines address appropriate and complimentary land uses, a trail and connection concept
plan, elements of crime prevention through environmental design and interface areas including
prominent intersections; in addition to design and architectural characteristics of light industrial
buildings. The design guidelines were received by the Advisory Design Panel (ADP) on September 7th

2016. The ADP generally supported the proposed new design guidelines with minor changes. At the
October 11, 2016 Regular Council Meeting, Council received the design guidelines and the ADP minutes.
Subsequently, Council directed staff to bring forward an amending bylaw to the Official Community Plan
to incorporate the proposed design guidelines.

Official Community Plan Amendment Bylaw No. 2758, 2017

IBI Design Guidelines

Bylaw No. 2758, 2017 will remove reference to the existing design guidelines and replace them with the
new guidelines drafted by the lBl Group. The guidelines establish a vision for industrial development
(warehousing) adjacent to different uses and how to integrate it into the community fabric. This
includes location of accessory uses, pathways, connections and uses of landscaping to achieve a ‘sense
of place’ at these locations.

These guidelines provide a comprehensive overview of uses on the site including warehousing,
accessory uses, incorporating greenspace, buffers and connections between the properties. IBI’s
guidelines provide guidance on architectural features, green technology, lighting, gathering space, etc.

Development Permit Area Policies

The design guidelines form one part of the development permit policies. Development Permit Area No.
4 also includes policies that must be met to issue a development permit with the update of the design
guidelines. Staff has also proposed a change to these policies to align with the vision proposed in the
guidelines. These existing policies have been updated to emphasize location of loading areas oriented
away from exterior lots lines adjacent to residential and park areas, sustainability measures including
energy and water conservation and greenhouse gas reduction under certain conditions.

Buffers

The Development Permit Area addresses buffers (separation requirements from different adjacent
uses). The lBl design guidelines illustrate the components that make up a buffer. At this time, a trail
connection is one component that is located in the buffer area. The trail will provide connections
through the proposed business park. The buffers will also provide additional separation between
adjacent uses. The buffers are an additional setback from the zoning setback requirements (which
stipulates how the minimum distance a building can be from a property line). Depending on the
adjacent use, the buffer requirement may differ.

Buffers can be comprised of the following elements:

• Boulevard/sidewalk
• Landscaping
• Stormwater management/rain garden

Where the subject lots are adjacent to residential, the buffer is a minimum of 15 metres. However, the
buffer could be up to 20 metres should stormwater management be incorporated into the buffer.
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Where the subject lots are adjacent to park and industrial land, the proposed buffer can be reduced to 5
metres and may include a trail. The rationale to allow a reduced buffer adjacent to industrial and park,
industrial uses typically would not require a buffer separation from another industrial use. A zoning
setback would be sufficient to achieve an adequate distance between buildings. In regards to park
space, the separation can largely be achieved on the park area and in many cases a trail would loop
closer to the park area; therefore, not requiring as large of a separation distance.

Official Community Plan Amendment Consultation Strategy

Section 475 of the Local GovernmentAct requires local governments to consider whether one or more
opportunities for consultation separate from the public hearing is required, and if these opportunities
should be early and on-going. The proposed OCP bylaw amendment will update existing development
permit guidelines for the undeveloped business park area on Harris Road to address residential interface
areas, landscaping, building form, connection/pathways and a variety of other elements. The proposed
update is minor in nature and works to improve existing form and character requirements. A public
hearing will provide community members with an opportunity to comment on the proposed design
guidelines and policies prior to Council’s consideration to determine if the proposed bylaw amendment
should be adopted.

Therefore, only a public hearing is considered to be necessary for this bylaw amendment. Finally, the
locations of the sites are located in the central southern portion of the City and do not abut another
municipality, therefore it is not necessary to refer the proposed amendment to adjacent local and
regional governments and agencies.

Staff will refer the proposed amendment to Katzie First Nation, School District No. 42 and Metro
Vancouver who will be given an opportunity to comment prior to the holding of the public hearings.

It is staff’s recommendation that additional early or on-going consultation is not required because the
proposed OCP Bylaw amendment updates existing policies concerning industrial development to lands
that are already designated for industrial use. The proposed policies changes also address several
elements that have emerged through the rezoning discussions for phase 3 and 4 of the Golden Ears
Business Park.

Consistency with the Solid Waste Management Plan and Financial Plan

The proposed OCP amendment is a minor amendment. Currently the OCP has a development permit
area that addresses business park development for the subject lands. Pursuant to section 477 of the
Local Government Act, Council must consider OCP amendments in conjunction with any waste
management plan and financial plans. In this case, the proposed OCP amendment is minor in nature. It
does not impact the use of land or the density of land use. Therefore, the proposed OCP amendment is
consistent with Metro Vancouver’s Waste Management Plan and the City’s Financial Plan.

RELEVANT POLICY: Currently the Official Community Plan section 4.8.3 provides guidance on the
interrelationship between industrial land and surrounding uses. The OCP directs that industrial
developments should be of high quality design and landscaping. Additionally, it should provide
appropriate amenities that make a positive contribution to the City.

Development Permit Area 4 addresses the form and character of industrial development. The proposed
OCP amendment will update these design guidelines to better respond to current trends and issues.
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STRATEGIC ALIGNMENT: The proposed bylaw amendment will help achieve Corporate Goals —

economic prosperity and community livability.

DESIRED OUTCOME: To update the design guidelines to ensure that any future development proposals
and land use are dealt with in a comprehensive manner.

RESPONSE OPTIONS: N/A

IMPLICATIONS OF RECOMMENDATION

ORGANIZATIONAL: N/A

FINANCIAL: N/A

IMPLEMENTATION/COMMUNICATION: A public hearing will be conducted as part of this proposed
bylaw amendment. Members of the community will be provided an opportunity to comment on the
proposed changes to Development Permit Area 4.

KATZIE FIRST NATION CONSIDERATIONS: A referral will be sent to Katzie First Nation for comment and
discussion.

OTHER: as identified by staff.

Submitted by: L. Grant, Manager of Community Development

Reviewed by: K. Zanon, Director of Community Services

Approved by: M. Roberts, CAO

AUACHMENT(S):

A. Official Community Plan Bylaw Amendment No. 2758, 2017
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CITY OF PITT MEADOWS
OFFICIAL COMMUNITY PLAN AMENDMENT

BYLAW NO. 2758, 2017 ATTACHMENT A

A Bylaw to amend applicable sections of Official Community Plan Bylaw No. 2352, 2007

WHEREAS, it is deemed expedient to amend Official Community Plan Bylaw No. 2352,
2007; and

NOW THEREFORE, the Council of The City of Pitt Meadows in open meeting
assembled, ENACTS AS FOLLOWS:

1. This Bylaw may be cited as the “City of Pitt Meadows Official Community Plan
Amendment Bylaw No. 2758. 2017”;

2. Part 6 Development Permit Areas — Development Permit Area No. 4 Business
Park, is deleted and replaced with the following:

4. DEVELOPMENT PERMIT AREA NO.4- BUSINESS PARK

6.4.1 Purpose of this Part

This part creates Development Permit Area No. 4 for the purpose of Section 488
of the Local Government Act and designates the lots shown on Attachment “A” of
this bylaw.

The area shown on Schedule 12A is designated as Development Permit Area No.
4 Business Park pursuant to Section 488 of the Local Government Act for the
establishment of objectives and the provision of guidelines for the form and
character of Industrial Development.

6.4.2 Objectives

The objectives of this development permit area are:

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

• To create sustainable and environmentally friendly development by applying
green building technology and sustainable building practices.
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CITY OF PITT MEADOWS
OFFICIAL COMMUNITY PLAN AMENDMENT

BYLAW NO. 2758, 2017 Page 2of8

6.4.3 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.

6.4.4 Guidelines

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

• The South Harris Business Park Design Guidelines, dated April 2017
provided hereto as Schedule lof the OCP; and

• The Guidelines that follow:

6.4.4.1 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 development.

a) Front facades shall be designed to be visually attractive by:
i. Modulating the façade — stepping back or extending forward a portion

of the façade;
ii. Changing materials, colours, patterns and textures within the building

plane;
iii. Changing the rooflines to reinforce the façade modulation; and
iv. Designing buildings with visually distinct bases, middle and upper

storeys.

b) The front façade theme should be extended around the building walls that
are visible from all streets, public park spaces, and residential areas;

c) Main entrances to the buildings should be easily identified from streets or
entry driveways;
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CITY OF PITT MEADOWS
OFFICIAL COMMUNITY PLAN AMENDMENT

BYLAW NO. 2758, 2017 Page 3of8

d) Offices reception and other public areas should be located at the front of
buildings, prominent and/or secondary frontages, and open spaces/parks;

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

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

g) If a request is granted by Council for the building height to exceed 12
metres (39 ft), the portion of the roof area exceeding 12 metres (39 ft)
shall incorporate a green roof technology or energy-saving technology.

6.4.4.2 Parking and Access

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

b) Loading areas should 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 should to be integrated into the overall design of
the building;

c) Loading areas should not be located adjacent to residential and park
areas;

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

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

f) Pedestrian connections shall be provided that connect the north and south
residential areas adjacent to industrial lands, as shown in the concept land
use plan provided hereto in 1 (Design Guidelines prepared by lBI Group);

g) Pedestrian connections shall be located in a buffer area that separates
and screens industrial uses from adjacent uses. Buffers may range in size
depending on the adjacent use.

In no case shall the buffer be less than 15 metres (50 ft) where the buffer
is immediately adjacent to a residential property.
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OFFICIAL COMMUNITY PLAN AMENDMENT

BYLAW NO. 2758, 2017 Page 4of8

6.4.4.3 Landscaping and Screening

a) Landscaped islands shaH be used in parking areas to break-up large
paved surfaces;

b) 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:

i. One tree per six parking stalls to be located in a minimum of 10 cubic
metres of growing medium to all maturity;

ii. Two adjoining rows of parking stall (front to front) will require a
minimum of one tree per bank of 12 parking stalls spaced no more
than 18 metres between trees; and

iii. The end of each single row of parking stalls will require a tree and a
landscaped island between the end of the parking stall and the
adjacent drive aisle.

c) Parking spaces should be designed in a way that a portion of the vehicle
hangs over into a landscaped strip where possible;

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

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

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

6.4.4.4 Green Technology Principles

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

b) 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;

c) Water conservation and energy efficient design shall be incorporated into
building and site design;
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d) The use of permeable materials for parking areas, roads and sidewalks is
recommended;

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

f) 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;

g) A sustainability checklist shall be submitted with applications that
demonstrate sustainability measures being incorporated to reduce
environmental impacts. These should include measures such as green
roof technology, energy and water conversation, and Green House Gas
emission reductions.

6.4.45 LEED Certification

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

6.4.4.6 Environmental Controls

a) 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;

b) Garbage and waste materials should be stored in waterproof and animal
resistant containers that are visibly screened from the public and
employees.

6.4.4.7 Crime Prevention through Environmental Design (CPTED)

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

6.4.4.8 Stand-Alone Commercial Uses

a) Development Permit Area No. 8 South Lougheed Commercial
guidelines shall apply to stand-alone commercial uses in an industrial
park.
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6.4.5 DEVELOPMENT PERMIT EXEMPTIONS

Development Permit Area Exemptions

A Dev&opment Permit will not be required for:

a) Construction undertaken within the exterior walls of a principal building;

b) Minor renovations to the exterior of a building that does 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);

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

d) 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;

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

f) 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;

3. Section 8 Schedules is amended by deleting the South Harris Business Park Form
& Character Design Guidelines and replacing it with Attachment “B” of this bylaw.
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4. City of Pitt Meadows Official Community Plan Byiaw No. 2352, 2007 is hereby
amended accordingly.

READ a FIRST and SECOND time the day of , 2017.

PUBLIC HEARING held the day of , 2017.

READ a THIRD time the day of , 2017.

ADOPTED the day of , 2017.

Mayor Corporate Officer
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Attachment “A”

LZZ.
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