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Staff Report to Council 
Planning and Development 

FILE:  6480-20-2020-02 

REPORT DATE: January 29, 2021 MEETING DATE:  February 23, 2021 

TO: 

FROM: 

Mayor and Council 

Anne Berry, Director of Planning and Development 

SUBJECT: Official Community Plan and Zoning Bylaw Amendments 

Application for 11812 and 11816 Blakely Rd 

CHIEF ADMINISTRATIVE OFFICER REVIEW/APPROVAL:   

        RECOMMENDATION(S):   THAT Council: 

A. Direct staff to prepare Official Community Plan and Zoning Bylaw
amendments to permit the development of a five-unit townhouse project
at 11812 and 11816 Blakely Road, including two live/work units; OR

B. Other.

PURPOSE 

To bring back an application for an Official Community Plan and Zoning Bylaw 
Amendment for the property located at 11812/11816 Blakely Rd to permit a five-unit 
townhouse project, with two of the units having live/work potential, following a 
developer information meeting and traffic study. 

☐ Information Report ☒ Decision Report ☐ Direction Report

DISCUSSION 

Background:  

Council initially considered this application at the June 2, 2020 Meeting, where Council 
passed the following motions: 
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“A. Direct the applicant to host a (virtual) public information meeting for 
11812/11816 Blakely Road in order to hear from the surrounding property owners; 
AND 

B. Direct the applicant to complete a traffic impact assessment for the proposed 
development at 11812/11816 Blakely Road.” 

Both the public information meeting hosted by the developer and the traffic impact 
assessment has been completed. No changes to the original development application 
are proposed by the developer, other than narrowing the scope of potential commercial 
uses. 

The property is located at the northeast corner of Blakely Rd and Hammond Rd. 

Applicant: CityState Consulting Group  

Owner: Ajmer and Surinder Bhuller 

Civic Address: 11812 & 11816 Blakely Rd 

Property Size: 1,025 m²/11,033 ft² 

OCP Designation: Residential – Low Density 

OCP DPA: DPA#11 – Infill Housing 

Zoning: RD (Duplex Residential) 

The property currently contains a vacant, former rental duplex in poor condition that 
fronts onto Blakely Rd. 

Relevant Policy, Bylaw or Legislation: 

Official Community Plan Bylaw No. 2352, 2007  

The property’s current Official Community Plan (OCP) Residential – Low-Density 
designation (see Attachment A) permits low-density residential use in various forms, 
ranging from single, two and three family housing to townhouses at a density of up to 
30 units per net hectare. A new OCP land use designation is required to accommodate 
this development in the current OCP.  

If approved, the property will also be designated as Development Permit Area (DPA) #9 
– Multi-Family Development. A development permit following the guidelines in DPA #9 
will be required before any construction of buildings. This type of development permit 
requires approval from council for form and character. 
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The OCP is currently under review. The initial draft residential land use map for the new 
OCP identified the intersection of Blakely Rd and Hammond Rd as having a ‘Village’ 
designation to provide an area of mixed commercial and residential uses that are 
appropriate to the scale and character of the surrounding neighbourhoods. However, at 
the October 20, 2020 Workshop regarding the draft OCP, Council raised several points 
of concern (see table below) about this ‘Village’ designation and having commercial uses 
in this area. Council overall did not have the desire to densify in the Hammond Corridor 
rather they stated that their preference in this area was to address rezoning opportunities 
on an ‘as needed.  

Council Comments Staff’s Comments for the proposed 
development at 11812/11816 Blakely Road 

Not supportive of commercial development 
at Hammond and Blakely; 

 

The City has designated Hammond Rd as an 
arterial road and Blakely Rd as a collector 
road, meaning they are designed for higher 
traffic volumes to carry people through the 
City. Hammond Rd is also a designated 
cycling route with bike lanes in both 
directions. This type of transportation access 
makes it an ideal area for a commercial use 
compared to other areas in the City. 

Concern regarding kids from local high school 
being drawn to commercial area during 
school hours; 

Staff recommend that the proposed zoning 
only include the following commercial uses 
already permitted as home-based businesses 
in those two units: 

 personal service (e.g. hair salon, day 

spa, massage therapy) 

 office (e.g. lawyer, accountant) 

 other home-based business (e.g. 

crafts, home office) 

This uses are not intended to attract high 
school aged kids.   

Concern regarding traffic & pedestrian safety, 
feel, traffic and parking;  

 

A traffic impact assessment was completed 
(see Attachment F), and the details of this 
report are discussed in the analysis section of 
this staff report. 
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Medium density is not right for this area; Staff recommend an easement or highway 
reservation agreement be required for this 
application where the driveway is proposed. 
To ensure potential future access to 19427 
Hammond Rd is maintained, should that 
property be developed in the future. This is a 
way to plan for future density along this 
corridor if this development is approved. The 
overall goal is to minimize the impact on the 
surrounding neighborhoods.  

Concern regarding infill housing designation 
in one area; 

Infill has been limited in certain parts of the 
City and on corner lots. This proposal aligns 
with the current infill guidelines (corner lots). 
At a small scale with only five units, this 
development offers an opportunity to 
gradually increase housing diversity along 
with the City’s frequent transit network. 

Comparison to Osprey Village is not a fair 
one; 

Staff acknowledges the uniqueness of Osprey 
Village. The developer is proposal is for a west 
coast style of architecture that is centered on 
an arterial and a collector road.  

Not supportive of commercial zoning or 
densification classification; 

 

Staff is proposing and new OCP and zoning 
designation for this development. The details 
are provided in the analysis section of this 
report.  

While this level of density is a departure from 
the current and previous land use densities 
identified in the Official Community Plan at 
this location on Hammond Road, Hammond 
Road is now part of the frequent transit 
network. It may be more appropriate now for 
a higher level of density.  

Zoning Bylaw No. 2505, 2011. 

The property’s current zoning of Duplex Residential (RD) (see Attachment B) permits a 
duplex or single-family dwelling. 

This application does not comply with the current zoning or any other existing zones. A 
new zone would be required to accommodate this development. 

-106-



 

161857v2   Staff Report – Page 5 of 14 

Analysis:  

This application as presented (see Attachments D and E) proposes to amend the Official 
Community Plan (OCP) and Zoning Bylaw as follows: 

 Current Proposed 

OCP   

 land use designation Residential – Low 
Density 

New, e.g. Village or 
Live/Work 

 development permit 

area 

No. 11 Infill Housing No. 9 Multi-family 
Development 

Zoning RD (Duplex Residential) New, e.g. Village or 
Live/Work 

Project Overview 

If approved, these changes will permit the construction of a five-unit townhouse project. 
The two units closest to the intersection propose to have live/work potential with a small 
amount of commercial area designed to be locked off from the upstairs residential. It is 
envisioned that these particular units would be well-suited to a home-based business, 
such as a hair salon, photography studio or professional office. 

Access and Parking 
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The townhouses are proposed to front onto Hammond Rd, with access via a shared 
driveway to the back off Blakely Rd (see Figure 1).  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

    Figure 1: Proposed Site Plan 

The two live/work units are designed with a tandem garage, and the other three units 
contain a single garage. The garages are larger (318 to 532 ft²) than typical single or 
tandem garage spaces and provide additional storage space for residents. Each unit also 
has an apron in front of the garage deep enough to park an additional vehicle, and there 
is one additional visitor parking space allocated for the development. 

In the City’s Zoning Bylaw, 12 parking spaces are required. This accounts for the ten 
spaces for the units (including one visitor space), plus an additional two spaces for the 
home-based businesses. 
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Location 

The surrounding neighbourhood is a 
mix of single-family and duplex low-
density residential homes. Hammond 
Road is an arterial road and cycling 
route. It is also part of TransLink’s 
frequent transit network, with bus 
service at least every 15 minutes in 
both directions throughout the day 
and into the evening, every day of the 
week.  

The property is within close walking distance to elementary and secondary schools and 
local parks. 

The City has designated Hammond Rd as an arterial road and Blakely Rd as a collector 
road, meaning they are designed for higher traffic volumes to carry people through the 
City. Hammond Rd is also a designated cycling route with bike lanes in both directions. 

Design 

The development proposes five family-oriented, 3-bedroom townhouse units in a single 
building, ranging in size from 1,652 ft² to 2,342 ft².  

The two live/work units are proposed as the largest units with the home-based business 
area on the ground floor. The other three residential units give buyers the option of a 4th 
bedroom with an ensuite bathroom on the ground floor, suitable for an adult child or 
ageing parent. 

The development proposes three storeys above ground with a maximum height of 9.9 
m. 

In terms of architecture, the project proposes a contemporary “West Coast” style using 
pine soffits and a mix of natural stained wood, painted Hardie board siding and brick.  

Figure 2: Transit Stops 
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Figure 3: Rendering of proposed building supplied by the applicant 

Sustainability 

The developer proposes constructing the project with adherence to the BC Step Code 
2 requirements and incorporating other sustainable features such as drought-tolerant 
landscaping and permeable surfaces for parking aprons, sidewalks, and patios. One 
electric vehicle charging station for each garage is also proposed, and a small garden 
plot for each unit is proposed in the common area. 

Density 

The development proposes five units on a site area of 1,045 m², which translates into a 
density of 47.9 units per ha. Overall, the proposed floor-area ratio is 0.84. 

Community Amenity Contribution 

The applicant has offered $4,000 per unit as a community amenity contribution, in line 
with the City’s Council Policy C091.  

Traffic 

A traffic impact assessment was completed (see Attachment F), which evaluated the 
intersection and based counts on typical weekday peak hour, including capturing the 
school traffic and adjusting to pre-pandemic levels. The report concludes the following: 
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 The proposed development is forecasted to generate 17 vehicle trips (eight 
inbound, nine outbound) during the weekday morning peak hour and 17 vehicle 
trips (nine inbound, eight outbound) during the weekday afternoon peak hour. 
The impact on the traffic is minimal, and the intersections continue to perform 
well.  

 The intersection capacity analysis for the study intersections and site access 
noted that the intersections were forecasted to operate at LOS  A to LOS B for 
all horizon years and scenarios. (LOS = Level of Service where A is best) 

 With the site fully built out, Hammond Road @ Blakely Road intersection will 
continue to perform as well as it does currently. The site access will operate 
acceptably with the forecast traffic.  

 The proposed redevelopment will generate a relatively low traffic volume and is 
not expected to impact pedestrians in the area negatively. The traffic signals at 
the intersection of Hammond Road @ Blakely Road are actuated on demand by 
pedestrians and vehicles and are able to provide sufficient crossing time when 
required.  

The report was reviewed by the City’s Engineering Department, who provided the 
following comments: 

“Engineering has no further concerns or comments as it relates to the OCP 

amendment. The memo did provide sufficient information to confirm that this 

OCP amendment will not have a negative impact of importance to the 

intersection. It did not, however, provide any background or justification for the 

requirement of a sidewalk extension or bulges. Engineering will likely revisit this 

item at the Development Permit stage.” 

Public Consultation 

A development information sign was posted on the site on May 8, 2020. Numerous 
community members provided comments favouring and against the proposed 
development, as included in the previous staff report received by Council at the June 2, 
2020 Meeting. The stated concerns are related to density, traffic, building height, and 
parking. Comments in support favour the mix-used development, density along 
Hammond Rd, and live-work affordable housing options.  

The developer hosted a virtual public information meeting on November 1, 2020 (see 
Attachment G). Nine members of the public attended. The main concerns addressed 
parking, traffic and safety and the potential commercial component in the live/work units. 
One additional letter was sent directly to the City following the meeting (see Attachment 
H). 

An additional opportunity for public feedback will be at the public hearing, which is 
procedurally required should this application receive second reading.  
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Staff Comments 

Adjacent Property 

Ideally, staff would prefer to see this property 
consolidated with the neighbouring property at 
19427 Hammond Rd to permit a larger and more 
cohesive development. Staff have been advised that 
an agreement with this property owner could not be 
reached.   

Staff recommend an easement or highway 
reservation agreement be required for this 
application where the driveway is proposed. To 
ensure potential future access to 19427 Hammond 
Rd is maintained, should that property be developed 
in the future.  

Parking 

In general, the City’s experience with tandem parking has not been positive. Staff 
anticipate that this development may result in some similar parking issues. A covenant 
prohibiting the conversion of the garage space into living space and the conversion of 
visitor parking into resident parking can be registered on title, as has been done in other 
developments in the City.  

It is proposed that the two live/work units will each have a parking space on the driveway 
apron of their unit. One visitor parking space will be managed by the strata and some 
street parking along with Hammond and Blakely Roads. The type of business that can 
be located in these two units may be limited due to parking. As mentioned earlier, 
Hammond Rd is part of TransLink’s frequent transit network and is a cycling and 
pedestrian route. Therefore, it is possible that customers of a business in this area could 
visit using alternative transportation methods. 

Commercial Aspect 

This proposed development is unique to Pitt Meadows in that it is proposing two of the 
units as live/work. Initial review of this application included the possibility of retail and 
restaurant use. However, due to some residents raising concerns about the area 
becoming a socializing spot for nearby high school students, staff recommend that the 
proposed zoning only include the following commercial uses already permitted as home-
based businesses in those two units: 

 personal service (e.g. hair salon, day spa, massage therapy) 

 office (e.g. lawyer, accountant) 

 other home-based business (e.g. crafts, home office) 

Figure 4: Adjacent Properties  
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Each of the two live/work units will be required to provide one parking space for the 
commercial business (located on the unit's driveway apron). It is difficult to predict 
whether or not parking challenges will arrive, depending on the business's nature and 
how many clients or patrons attend the business. 

If desired, staff can look into further restricting the commercial nature of the 
development, such as not permitting any additional employees other than those living 
in the unit or limiting the number of customers at any one time. These options are similar 
to the existing requirements for home-based businesses. 

Alternatively, if the application is amended to eliminate the commercial component, the 
townhouse units would be permitted to have a home office type business only, as with 
other apartment and townhouse developments. 

Density 

Based on the size of the property and the seven units proposed, this equates to a density 
of 47.9 units per hectare. 

The following are densities of some more recent multi-family developments in the City 
that are located in other neighbourhoods: 

Project Density (units/ha) 

Brogden Brown (19095 Mitchell Rd) 44.6 

Nature’s Walk (19451 Sutton Ave) 47.3 

Bonson Rd Townhomes (19696 Hammond Rd) 50 

Current Application (11812/11816 Blakely Rd) 47.9 

While this level of density is a departure from the current and previous land use densities 
identified in the Official Community Plan at this location on Hammond Road, Hammond 
Road is now part of the frequent transit network. It may be more appropriate now for a 
higher level of density.  

Additionally, the proposal is compliant with the City’s Strategic Plan and Housing Action 
Plan policies, including increasing housing affordability, particularly for young families 
and seniors; increasing housing diversity, building more ground-oriented townhouses; 
providing density close to transit; and making a compact, complete community. 

Height 

Proposed as three storeys above grade with a maximum height of 9.9 m, this is taller 
than surrounding single-family residential homes permitted, which are allowed a 
maximum height of 9 m. This development is proposed with a flat roof where 9.9 m is 
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measured to the top of the roof. In contrast, new, neighbouring single-family residential 
dwellings built with a peaked roof are permitted 9 m height, but measured to the 
midpoint. This typically means that the peaked roof's actual highest point on a single-
family dwelling can be taller than 9 m. 

 

Figure 5: Height of proposed development 

 

The height and massing will make the proposed development more prominent amongst 
the existing, older stock of single-family dwellings, generally lower in height than more 
recently constructed single-family dwellings. As surrounding single-family dwellings are 
redeveloped, the height of this development will likely lose its prominence and better fit 
in with the neighbourhood character. 

A Shadow Analysis was provided by the applicant and is included as Attachment I. 

Recommendation 

At a small scale with only five units, this development offers an opportunity to gradually 
increase housing diversity along with the City’s frequent transit network. 

It includes family-sized dwellings and a place for two home-based businesses to grow. It 
will also revitalize a prominent street corner and increase housing stock diversity in the 
City. However, staff recognize that many surrounding neighbours oppose this project 
and that change to an existing neighbourhood can be difficult. Staff recommend limiting 
the commercial uses in the live/work units to those already permitted as home-based 
businesses in residential areas. An alternative could be eliminating the commercial 
aspect and just permit five residential townhomes as suggested by some members of 
the public. 

If this project is not approved, a new duplex could be constructed on the property, 
without requiring a rezoning application. If Council wishes to see an alternative 
development on the property, then the application will have to be amended by the 
developer. Any other proposal other than a new duplex will require a rezoning and 
possibly an OCP amendment. 

Figure 6: Height example 
of single family dwelling 
with peaked roof 
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Other monitions for consideration:  

 Direct staff to prepare Official Community Plan and Zoning Bylaw amendments 

to permit the development of a five-unit townhouse project at 11812 and 11816 

Blakely Road with no live/work units. 

 Direct the applicant to revise the development application for 11812 and 11816 

Blakely Road as directed by Council. 

COUNCIL STRATEGIC PLAN ALIGNMENT 

☐ Principled Governance ☒ Balanced Economic Prosperity  ☐ Corporate Excellence 

☒ Community Spirit & Wellbeing  ☐ Transportation & Infrastructure Initiatives    

☐ Not Applicable 

 
Housing Diversity. Encourage diversity in housing types to foster an inclusive, affordable, 
multi-generational community. 
 
Business Vitality. Foster a vibrant and diverse economy where local businesses thrive. 
Employment. Help residents improve their quality of life by encouraging and sustaining 
diverse, well-paying employment opportunities close to home. 
 

FINANCIAL IMPLICATIONS 

☒ None ☐ Budget Previously Approved    ☐ Referral to Business Planning 

☐ Other 

 

PUBLIC PARTICIPATION 

☒ Inform ☒ Consult ☐ Involve ☐ Collaborate ☐ Empower  

Comment(s): 

A public information meeting was completed. A public hearing is required prior to third 
reading of the bylaws. 

 

KATZIE FIRST NATION CONSIDERATIONS 

Referral        ☐ Yes     ☒ No 
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SIGN-OFFS 

Written by: Reviewed by:  

Allison Dominelli, 
Development Services Technician 

Alex Wallace, 
Manager of Community Development 

 
 

 

ATTACHMENT(S):  

A. Current OCP Land Use Designation 

B. Current Zoning 

C. Aerial Photo 

D. Letter of Intent 

E. Plans 

F. Traffic Impact Analysis 

G. Summary of developer information meeting 

H. Letter from neighbour 

I. Shadow Analysis 
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Attachment A: Current OCP Land Use Designation 
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Attachment B: Current Zoning 
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Attachment C: Aerial Photo 
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Allison Dominelli, City Planner February 19, 2020 
Planning Division, City of Pitt Meadows 
12007 Harris Road, Pitt Meadows, BC V3Y 2B5 

Dear Allison, 

RE:  Letter of Intent 

11812 Blakely Road, Pitt Meadows, BC – Rezoning from RD to RM-1 

CityState is pleased to propose an Official Community Plan Amendment and rezoning of the current 
residential-duplex lot at 11812 Blakely Road to multi-family residential RM-1 zone, or alternatively CD 
zone, for a 5-unit townhouse development.  

The site is situated along a dominant arterial corridor, Hammond Road, at a signalized traffic 
intersection with an important neighbourhood collector, Blakely Road. 

The Official Community Plan (OCP), adopted in 2008 designates the site as Low-Residential. Pitt 
Meadows OCP has been under review for at least two years. This area has received strong support 
from local residents for slightly higher density, particularly along the Hammond Road Corridor.  

The proposed zoning is consistent with the views of many residents who participated in the Vision and 
Values Workshop, 2040 Visioning Event and an open house with display boards held outside City Hall 
in Summer 2019. A townhouse project, like the one we propose is also consistent with the site’s 
inclusion in the Development Permit Area #11 (Residential Infill) which guides the form and character 
of densification. Our client’s goal is to provide sensitive infill, while offering more affordable housing 
options to larger families who otherwise would only find more expensive single-family homes. 

Attachment D
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During Council’s workshop to create a visionary plan for “I See Pitt Meadows 2040”, there was general 
agreement that encouraging higher density along the Hammond corridor would help connect large 
retailers and commercial services on Bonson and Harris Roads. We therefore feel that our proposal is 
a good fit for this neighbourhood and this specific location. 

We look forward to discussing our application proposal with you in the near future. 

Kind regards, 
 

 
 
Gaetan Royer, 
CEO, CityState Consulting Services, Inc. 
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Site Context 
The 11,478 square foot project site is relatively flat and currently occupied by a vacant duplex 
built in 1968. A line of mature trees is located along Hammond Road. Some will need to be 
removed to provide access from each unit to the sidewalk. The owner plans to work with a 
qualified arborist to retain as many of these trees as will prove practical. An arborist report will 
be provided at the Development Permit stage. Trees to be retained will be maintained and 
protected for the duration of construction. 

Zoning 
In this application, we followed the RM-1 zone requirements as closely as possible. The RM-1 
zone is used in nearby multi-family developments. Parkside Estates at the intersection of 
Hammond and Harris roads was built in 1988 for 21 Strata Townhouse Units. East of our site 
along Hammond Road, at the intersection of Bonson is another RM-1 zoned development: 
Meadow Highlands Cooperative housing 168 Strata Units.  

 

Map Showing Zoning. Source: iVAULT Mapguide Pitt Meadows GIS 

 

Additionally, it is important to note that existing 
commercially zoned properties along Hammond 
help small home-based businesses thrive. These 
businesses include a dressmaker and dental 
practice. Encouraging multi-family development 
along Hammond improves connectivity to locally 
owned services like these.  

As an alternative to rezoning to RM-1 with a few variances, CityState proposes to work with City 
staff to draft a Comprehensive Development (CD) Zoning Bylaw Amendment.  
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Neighbourhood in Transition  
In the Community Engagement Visioning Summary and Draft Official Community Plan Vision 
considered by council in February 2019, Harris and Hammond Roads are labeled as “key corridors” 
when studying areas to add higher density and gentle infill. 

Pitt Meadows’ OCP was created in 2008 and although changes were made since then, the City has yet 
to complete a full re-write. In 2018, Pitt Meadows engaged the community in “I See Pitt Meadows 
2040”, a comprehensive update of the OCP to guide development and decision making. 
 
Hammond Road currently offers several favourable 
conditions that allow it to accommodate the type of 
development that this proposal advocates. These 
include the street’s central location and connectivity 
within the city, its importance within the 
transportation network, and its relationship with 
existing commercial and residential areas. 

Hammond Road is centrally located within the 
urban area of Pitt Meadows as one of the primary 
east-west streets. It is considered by the City to be 
an arterial road, providing access to large residential 
neighbourhoods to the north up to Lougheed and 
south down to the Fraser River.  

As a result, Hammond Road experiences a high 
volume of traffic. Residential and commercial traffic 
uses Hammond Road to access Harris Road and 
Maple Meadows Way, both prominent streets, 
which in turn grants them access to the City’s 
current Highway commercial areas, as well as 
regional roads and the City of Maple Ridge. The 
traffic circle under Golden Ears Way at the East end 
of Hammond and the Maple Meadows WestCoast 
Express station serve a large volume of regional 
traffic traversing the City. In addition, Hammond 
and Harris roads form the primary bus route through 
the City with all 3 local busses travelling along these 
roads (see transit map above). Hammond Road also supports recreational and commuting cycling with 
bike lanes in both directions. 

As noted by the City of Pitt Meadows, most of the area designated for residential development within 
the urban area has already been developed. Most new housing developments will have to be 
accommodated through infill and other means of densification. The City’s OCP outlines strategies for 
future residential growth, including the introduction of multi-family dwellings and mixed commercial 
and residential developments, both ground-oriented and apartments. Diversity of housing mix is 
important to satisfy the needs of a changing population, including older residents, singles and families 

Three busses currently operate in Pitt Meadows. All three 
routes run along Hammond Road. Hammond's importance as 
a transit corridor with likely remain due to its connection to 
local residential streets and the great regional road network. 

Pitt Meadows Station is the Primary West Coast Express 
station in the City. The service carries commuters to and 
from Downtown Vancouver, Maple Ridge and Mission. 
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of all sizes and incomes. Housing diversity allows for residents to move to, grow a family and age within 
Pitt Meadows, rather than being displaced when their housing needs change. 

Transit Corridor: 
Community mixed-use corridors benefit from high 
pedestrian traffic, generated by nearby residents and 
transit users. Hammond Road is likely to remain a 
prominent transit corridor in Pitt Meadows in the 
long term due to its central location and connectivity.  
More population and commercial activity along 
existing transit routes help the viability of transit 
corridors and eventually lead to more frequent 
service: density improves overall ridership. 

The City’s 2017 Annual Report reported a population of 19,500. Between 2011 and 2016, the city had 
an increase in population of approximately 4.7%. While it has had a lower growth rate in recent years 
– lower than the regional average of 6.5% – the City has maintained a steady increase in population 
over the past 10 years and is on track to meet its projection of 21,000 residents by the next census in 
2021.  

Official Community Plan  
While the City’s Official Community Plan designates 11812 Blakely as Residential - Low, surrounding 
areas include single-family housing to the North and South, and Residential – Medium multi-family 
development to the West, Harris Road and East to Bonson Road. The context supports developing 
along this major arterial route and makes the site appropriate for townhouses and little else. 

 

Land Use and Official Community Plan Designations Source: iVAULT Mapguide Pitt Meadows GIS 

The 701 bus route, which travels along Hammond Road, 
connects Pitt Meadows with Coquitlam and Maple Ridge. 
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Gentle Densification and Affordability 
Pitt Meadows has a limited supply of vacant land for new housing in order to meet 2040 goals. 
Therefore, growth requires redevelopment in the form of infill housing in existing neighbourhoods.  

Gentle densification takes a wide variety of forms. As shown by the existing zoning, Pitt Meadows has 
evolved to include narrow lots, duplex units and townhouses.  

 

Diagram of Missing Middle Housing Types. Source: Opticos Design, Inc. https://missingmiddlehousing.com/ 

All these forms of housing are part of the “Missing Middle” (see graphic above; source: Opticos Design, 
Inc.). The housing types known as the Missing Middle tend to be more affordable. The reason they are 
so often missing in communities is that larger developers rush to assemble land to provide mid-rise 
and high-rise housing but ignore this less lucrative segment built on smaller parcels. Owners of smaller 
properties who take higher risks and accept smaller returns to provide “missing middle” housing 
should be encouraged in their efforts to fill this important gap in the housing market. 

We applaud the City of Pitt Meadows for taking appropriate steps to undergo the review and visioning 
process of the OCP.   

As the city continues to grow, there will be an increased demand for residential and commercial 
spaces. Hammond is positioned as Pitt Meadows’ primary east-west arterial south of Lougheed 
Highway, so there is significant opportunity to create a community-oriented corridor along this Road. 
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Proposal  

 

We propose 5 family-oriented, 3-bedroom townhouse units in a single building facing Hammond Rd. 
Buyers will have the option of a 4th bedroom with ensuite bathroom on the ground floor. This 4th 
bedroom would assist families with an adult child or aging parent. Ranging in size from 1,652 sf to 
1,908 sf, each townhouse will appeal to larger families, while accommodating smaller budgets.  

The proposed colour palette and quality of materials enhances the streetscape, blending well with Pitt 
Meadows latest townhouse and apartment developments.  

All units front on Hammond Road and incorporate individual front doors, directly accessible and visible 
from the street, as recommended in Crime Prevention through Environmental Design (CPTED) 
Guidelines. Slightly elevated roof features and corner balconies create visual interest as viewed from 
Blakely and Hammond roads. Landscaping along Hammond is residential in nature with low fences, 
gates and generous planting. All plants and trees will be native species. 

Two units are proposed to have home business space at street level. At 734 sf and 553 sf respectively, 
these would accommodate modest home business serving local markets.  

Pitt Meadows’ most recently completed multi-family 
project is located at 12460 191 Street (shown left). 
Similar to that project and other developments in the 
area, we adopted a contemporary “west coast” style for 
our project at Blakely and Hammond. We propose the 
use of pine soffits and a mix of natural stained wood, 
painted Hardie board siding and brick. 

 

  

12460-191 St, Pitt Meadows 
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Generous balconies facing Hammond Road reflect human scale and the residential nature of this 
development. The front yards, shown here fully exposed to better illustrate the architecture, will be 
partially enclosed with a cedar hedge for privacy. The existing bike lane and sidewalk will be 
maintained. 

 
Along Hammond Road looking West 

Along Hammond Road looking East 
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 Parking 
The neighbourhood has expressed concerns with regards to the existing lack of parking and congestion 
in the area. Some homeowners are said to offer secondary suites but fail to provide on-site parking. 

It is important to note far from seeking a variance, our proposal exceeds the Zoning Bylaw’s on-site 
parking requirements. The townhouse development includes one or two covered parking stalls for 
each of the 5-units proposed. The two units closest to Blakely have a two-car garage. 

All units have an apron in front of the garage that is deep enough to accommodate one car outside 
the unit. This is not required under the Zoning Bylaw for RM-1 developments. The apron provides 
space that will alleviate the use of street parking. It also provides play space for kids within the project. 

In addition, one on-site visitor parking stall is shown on the site plan, which is not required by the City, 
for a total of thirteen parking stalls (2.6 stalls per unit). 

Land Consolidation 
The owners 11812 Blakely attempted to assemble two lots east of their property. Legally-binding 
written offers were made to the owners of 19427 and 19435 Hammond Road. In addition, CityState 
made numerous attempts to work in partnership with the adjacent property owners before moving 
forward with architectural plans and this rezoning application. 

We understand that access to a side street is important for re-development. As the review process 
unfolds, the applicant is still willing to work with adjacent property owners, should they wish to join 
this project. This would result in a more efficient development. 
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Public consultation 
During the OCP review and visioning process, CityState canvassed every home along Hammond 
Road. We also canvassed homeowners in a 150m radius of the Blakely-Hammond intersection. 
CityState distributed a brochure to every household. We provided copies of this brochure to the 
City for information at the time. A snapshot of our brochure is shown below. 

 

Most residents understand and accept the need for a neighbourhood transition to other forms 
of housing along Hammond Road. This includes many long-time residents. They recognize that 
the Hammond corridor is not conducive to the widely spaced single-family housing they live in. 
Residents had different views about the form of housing and the type of density considered. 
Many would accept modest commercial activity such as home occupations and small shops, 
however many had reservations regarding parking requirements that go with retail. 

Our research points to a positive outlook for gentle infill that brings slightly more density to the 
Hammond Road corridor. We believe our modest proposal will receive wide public acceptance. 

Recently when speaking with neighbours about our proposal, the most common question was: 
“when will you demolish this vacant duplex and get on with construction?”  

Based on our interaction to date with existing Hammond Road residents, no major issues are 
expected. In fact, most neighbours will appreciate certainty about the future of our site.  

 

Proposed 5-unit townhouse project at NorthEast corner of Blakely & Hammond 
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Project Statistics 
Below is a summary of how our project compares with RM-1 and Main St Commercial requirements. 

DESCRIPTION Requirement Proposed Variance 
Minimum Lot Area 4,000 m2 1,045m2 2,955 m2 
Minimum Lot Width 30 m 27.43 m  
Minimum Lot Frontage  27.43 m  
Minimum Lot Depth 30 m 38.10 m  
Building Height 10 m 9.44 m  
Lot Coverage 40% (1,600 m2) 43%  
Front Setback 7.5 m 7.7 m  
Front Setback Main St 
Commercial 

1 m 1 m  

Interior Setback East 1.5 m 1.5 m  
Exterior Setback West 1 m 1 m  
Rear Setback 7.5 m 13.9 m  
Exterior Side Lot Lines 4.5 m   
Courtyard Width    
Density Allowed -   
Open Space per Unit 30m2   
Off-street Parking 1 per unit 13  
Maximum FAR ? 0.84 0.22 

Project statistics based on RM-1 Zoning Bylaw requirements. Main St Commercial setbacks used for home business. 

The project meets most of the Zoning Bylaw requirements for RM-1. Exceptions are as follows: 

 Minimum Lot Area. Although larger lots may provide a slightly more efficient layout, our 
proposal for 5 units on a 1,045 m2 lot accommodates all other requirements of the RM-1 Zone. 
We provide a fire access and driveway that meet required standards. 

 Exterior Setback West. The layout proposed includes a minor variance of the exterior side yard 
setback. No bedroom or living space will have windows on the East side, so the layout proposed 
easily meets BC Building Code requirements for Unprotected Opening Exposure. The generous 
front yard setback provides ample sight lines at the intersection. 

 Maximum FAR. The density we propose is in line with Pitt Meadows goals and vision for 2040. 
By shrinking the size of units, we would end up reducing the ability to supply larger homes to 
more families at a more economical price. The typical FAR for townhouses in neighbouring 
communities is 0.9. 

Sustainability 
The owner of this project is a builder with significant experience constructing energy efficient homes. 
We propose to adhere to the BC Step Code 2 requirements and any other requirements in force at the 
time of applying for a Building Permit. This project will also adhere to BCBC Part 9 design and 
construction requirements.  

The landscape plan proposes pervious surfaces for parking aprons, sidewalks and patios.  

The Site Profile, Sustainability Checklist and proposed on-site environmental features form part of 
our application. 
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BUILDING BETTER COMMUNITIES  

Suite 200 - 2414 St. Johns St, Port Moody, BC, Canada, V3H 2B1, 604-816-5399   | gaetan@citystate.ca      1 

Mayor and Council   November 16, 2020 
City of Pitt Meadows  
12007 Harris Road, Pitt Meadows, BC  V3Y 2B5 

Dear Mayor and Council,  

Re:  Public Input from Community Outreach Session #3 – November 2020 – 11812 Blakely 

On behalf of the owners of 11812 Blakely, we are pleased to present the findings of our public 
Community Outreach for this project. We held two rounds of consultation, one in 2019 and one 
earlier this year. We held a 3rd round on November 1, 2020 to re-introduce our proposal to Pitt 
Meadows residents and get feedback from as many people as possible for our small project. 

We publicized the event with an advertisement in the Maple Ridge and Pitt Meadows News for two-
consecutive runs, in addition to mailing invitations directly to 49 dwellings within the mandated 
notification area. Out of 17 individuals who had registered, a total of 9 people attended the online 
consultation sessions. We divided participants into focus groups to allow everyone equal speaking 
opportunity. We also invited the public to submit written comments for an extended two-week period 
after our Online Community Outreach Forum. 

Please find attached a summary of public input and our project presentation slides. 

This property is at an important intersection along Hammond Rd. We appreciate Council’s willingness 
to listen to residents who encouraged density where it makes sense, along arterial roads, like 
Hammond and at signalized intersections with Harris and Blakely. The owners are committed to 
exceeding the City’s minimum requirements for consultation. We thank you in advance for your 
consideration. 

Sincerely, 

Gaëtan Royer   
CEO, CityState Consulting Services 

Distribution  
Mayor & Council 

Attachment G
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Public input from Community Outreach Session #3  

Sunday, November 1, 2020, via UberConference  
  
Forum Registered Participants: 17 
Forum Registered Attendees: 9 
 
Online Engagement Forum Agenda: 

·     15-minute presentation by CityState, including: 
¨    Draft City of Pitt Meadows OCP Review and Public Consultation 
¨    Context and proposed Site Plan Overview 
¨    Traffic, proposed Parking Plan and City Requirements 
¨    Design elements and options 

·     30-minute Question and Answer Period 
 Note that we would have extended the Q&A period if there had been further questions. 
 

Main Topics and Concerns 
Topic 1 (Traffic): CityState commissioned an up-to-date, traffic count and analysis, conducted on a 
school day, on October 13, 2020. Traffic volume was similar to pre-covid conditions. Our Traffic 
Engineer’s peak hour assessment is that 8 additional cars are predicted to be added to the existing 
traffic flow of 757 vehicles at the Blakely-Hammond intersection. Our Traffic Engineer initially said 
that our project was too small to warrant a Traffic Study, however we insisted to meet the concerns 
of Council and residents. 
 
Topic 2 (Parking): 4% of neighbours within the notification area voiced concerns about parking 
related to new residents and commercial activity. Cars are always an issue. Nearly every developer 
requests that we reduce the parking count. In this case, the developer proposes that our onsite 
parking exceed the minimum required 12 stalls, by providing 13 parking stalls.    
 
Topic 3 (Commercial Activity): 4% of neighbours within the notification area voiced concerns about 
the development becoming a potential hang-out hub for students. In response to these comments, 
we propose to create language in the Zoning Bylaw that limits commercial activity to personal 
services, professional office and by-appointment businesses.   
 
Topic 4 (Safety): 4% of neighbours within the notification area shared concerns about safety. It is 
our understanding that 2 pedestrians have been hit at this intersection over the last 3 years. We 
sympathize and reiterate that our proposal will provide more eyes on the road and an improved, 
safer and well-lit pedestrian crossing. 
 
  

Main Topic Responses  Number of respondents  
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Concerned about traffic 5 

Concerned about parking 4  

Concerned about commercial activity 2  
Concerned about safety 3 

  
 
Conclusion  

We invite Council to consider that during our first 2 rounds of door-knocking, 7 neighbours reported 
that they were in support of the project, or indifferent to our proposed development; while 32 
residents did not respond to our request for feedback, some of these neighbours voiced support 
during our first two rounds of public consultation.  
  
In preparation for the November session, we worked closely with staff to meet the 
recommendations of Public Engagement during Covid-19.  
  
At this third consultation session, we heard mainly traffic-related comments and one person 
expressed being satisfied that we listened early on and downscaled the project from 6 to 5 units. 
 
One resident stands out as a strong opponent of the project. Her house is located close to the 
Village Commercial area. I met her at the door during our second round of consultation in March. I 
personally took her recent phone calls and spent time providing traffic counts, answering queries 
and explaining various details. Her voice is important and I encouraged her to write to Council. 
  
At this point, we think that we achieved the right-sized mix of uses and the appropriate density for 
the site. Many residents previously expressed positive views about the form and character of this 
small Hammond corridor project.  
  
I certify that this accurately documents written comments collected from the public and reflects the 
essence of the verbal comments shared by attendees and our team during this second consultation 
forum. A full record of unredacted comments and input is available to staff upon request. 

  
 
 
 
 

Gaetan Royer,   
CEO, CityState Consulting Services Inc.  
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November 16, 2020 

To: carola@citystate.ca 
adominelli@pittmeadows.ca 

Ref: 11812 Blakely Road., Application No.  6480-20-2020-02 

Good Day, 

I am writing in regards to the proposed property development at 11812 Blakely Road. 

My name is Roy Johnson and my wife Kellie Winters and I have lived at 11760 Blakely Rd. since 2004 after we moved 
from Coquitlam due to high density projects in our neighborhood which increased traffic and crime immensely. 

We chose Pitt Meadows as we were spending a lot of time here and enjoyed the quite, well established 
neighborhoods. In particular, we chose this area with older houses and larger lots as opposed to purchasing a newer 
home with a much smaller lot size in Osprey village. Although we fully understand the need for a city to grow and 
change over time, we did not expect our already established neighborhood to change so much. 

Since we have moved here traffic on Blakely has increased immensely, partly due to the new sports field behind the 
high school. Also, many of the houses on the large lots have been torn down and replaced with duplex’s and even a 
threeplex next to us in which one side appears to be only 25 feet wide despite the fact that the other houses on the 
street have 70 foot wide lots. 

The duplexes are causing parking problems since they have no on street parking themselves due to the 2 car wide 
driveways per side. If you look around, almost all houses have a minimum of 3 vehicles, whether it be a kids car, work 
vehicle, motorhome, boat, etc. if any of these homeowners have more than 2 vehicles or visitors, they have to park in 
front of the neighbors houses which takes away from their parking. If this is a problem with duplexes, imagine what it 
will be like with a 5-suite residential / commercial building right on a busy corner with no street parking for residents, 
visitors, or potential customers. 

The development as we see it is a bad idea due to the fact that it does not fit in this neighborhood. This is a residential 
area between 2 schools, a dog park, and a sports field with heavy pedestrian and vehicle traffic. A development like 
this will certainly affect vehicle traffic, parking, and the safety of our children walking to and from school. 

As I am sure you are aware, the neighbors in the Bonson and Hammond area are not very happy with the parking 
situation caused by the dental office (which has a good size parking lot), especially during the recent renovation 
project. 

There is plenty of commercial space with walking distance of this neighborhood and if this is the design that the builder 
wants to pursue there are many more suitable areas within walking distance that would be much more appropriate for 
commercial building. 

Already established residential areas with schools should be left as they are and not rezoned for high density or 
commercial properties. We have heard of no convincing arguments on how this will be of any benefit to our 
neighborhood aside from the possibility of increased property values which is only valid for someone who also wants 
to rezone and/or sell their property, not for us steady taxpayers who want to stay and enjoy the relaxed residential 
neighborhood that we moved into 

This leaves us with the conclusion that no one benefits from this proposed project aside from the property owner and 
builder who most likely do not reside in this neighborhood and do not have to live with the negative effect that this 
proposal will have on the rest of us. 

Thank you for allowing us to express our opinions and concerns with this project. 

Best Regards, 

Roy Johnson 
 

Attachment H
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